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I REQUEST AND REVIEW PROCESS

A. Request

The applicant requests Design Review approval and a threshold determination under
the State Environmental Policy Act (SEPA) to construct 31 single-family attached
residential units in 8 buildings on an approximately 1.64-acre (71,509 SF) site in the

BR-ORT (BelRed Office Residential Transition) land use district.
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The proposal is to demolish an existing 12,050 square foot office building and

associated surface parking currently serving as the Bellevue Department of Licensing
office. Each of the proposed 3-story units includes a 2-car garage on the ground floor

and average approximately 1,580 square feet (excluding garage space). Other site
improvements include a multi-family play area, site landscaping, utilities, street
frontage improvements and internal roadways.
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B.

Visitor
Parking

Multi-family
Play Area

Review Process

Design Review (LD Permit) is governed by Land Use Code (LUC) 20.30F. The LD
and SEPA Determination are all Process Il decisions. Process Il is an administrative
process. The Environmental Coordinator issues the SEPA Threshold Determination
and the Director of the Development Services Department issues the LD decision. An
appeal of any Process Il decision is heard and decided upon by the City of Bellevue
Hearing Examiner. Refer to Condition of Approval regarding modifications to
Design Review plans in section Xl of this report.

Site Design

The subject property is a single parcel in the southwest corner of the intersection of
NE Bellevue-Redmond Road and 132" Avenue NE. The site address is 13133 NE
Bellevue-Redmond Road. The parcel topography is slightly elevated above the
surrounding land and generally flat. The parcel is trapezoidal in shape, measuring
approximately 240 feet in width and approximately 260 feet in depth on the western
property line and approximately 330 feet in depth along the eastern property line.
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The existing vehicular access from NE Bellevue-Redmond Road will be closed off
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and the only access will be off 132" Avenue NE. The existing vehicular access from
132" Avenue NE will be shifted further south. The internal vehicular circulation will be
provided through a two-way, circular drive in the center of the site. Individual garages
on the ground floor of each unit will front the internal roadway. Four guest parking

stalls will be provided.

Pedestrian connections to the site are provided at the northeast from a sidewalk along
NE Bellevue-Redmond Road and on the east from a sidewalk along 132" Avenue

NE. Each unit is accessed by sidewalks along the front of each residential unit.

Trash and recycling storage will occur in each unit's garage. Refer to Condition of

Approval regarding solid waste/recycling collection facilities in section Xl of

this report.

Streetscape:

NE Bellevue-Redmond Road:

The streetscape along NE Bellevue-Redmond Road will include a 28-foot wide
landscaped area that incorporates a meandering 8-foot wide sidewalk. The
meandering provides for a landscape buffer between pedestrians and the high-

volume traffic along NE Bellevue-Redmond Road. The meandering also aids in the

retention of most of the significant trees. The landscaping includes retained

significant trees as well as several newly planted street trees. A boardwalk will span a

short distance along the road in order to retain two significant trees. See further
discussion of this below in section I11.C.

NE Bellevue-Redmond Road Boardwalk
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132" Avenue NE:

The streetscape along the street’s west side will include a 5-foot wide landscape strip
planted with street trees. Next to this there will be a 5-foot wide concrete bike lane, a
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1.5-foot wide concrete wedge providing 6 inches of vertical separation, and an 8-foot
wide concrete sidewalk. The existing significant trees along this street frontage must
be removed to provide for this public infrastructure.

132nd Avenue NE Buffered_Bike Lane and Sidewalk
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Landscape and Tree Retention:

NE Bellevue-Redmond Road requires retention of significant trees within the 20’
landscape perimeter according to LUC 20.25D.110.B.3.c and a minimum of five trees
per 1,000 square feet of planting area with no more than 40 percent of trees being
deciduous. Evergreen shrubs and living ground cover are required as well. Overall, at
least 50 percent of plantings must be native species. Most significant trees are being
retained, with several being removed due to required public sidewalks. Nine
evergreen trees (Douglas Fir) are being planted to meet the requirements.

132" Avenue NE requires retention of significant trees within the 5’ perimeter
according to LUC 20.25D.110.B.3.e but due to required public infrastructure, all
existing significant trees are being removed in accordance with LUC 20.20.900.D.1.
Forest Green Oaks are being planted for street trees along the landscape strip
abutting the street, along with Vine Maple trees in each unit’s front yard. Oakleaf
Hydrangea and Western Sword Ferns are being planted in the landscape strip along
with Beach Strawberry groundcover.

The interior property line along the west is required to retain significant trees within
the 10’ perimeter. Most existing significant trees are being retained, with several being
removed due to proposed grading and sidewalks to access unit front doors. As an
Alternative Tree Replacement Option, they are being replaced by four evergreen
trees (Incense Cedars) to meet the requirements of LUC 20.20.900.D and G.

The southern property line is considered “perimeter” due to the site being BelRed
ORT (office-residential transition) abutting a single family residential district to the
south. This 20-foot perimeter is required to retain significant trees. All significant trees
are being retained. Four evergreen trees (Western Red Cedars) are being planted to
meet the landscaping requirements of LUC 20.25D.110.C.3.
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D. Building Design

The architectural form and materials are contemporary and provide a simple, clean
look with a few but highly contrasting colors and materials. The form and materials
include simple shapes and colors that pull the eye both vertically and horizontally. The
materials and colors provide a clean, modern look that is softened by natural
materials and earth tones.

Form:

Flat rooflines and eaves, slightly offset to account for slight changes in topography,
provide horizontal direction. Projections of portions of the first and second floors
provide vertical direction which when combined with the dark gray non-projecting
portions of the building further accentuate the vertical. The form’s mass is broken
down by the connection of 6 residential units or less. In most cases, there are only 3
or 4 units connected.
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Materials/Colors:

Dark walnut colored aluminum siding, dark gray aluminum balcony railings and
cementitious lap siding, and decorative cedar wood slats all provide horizontal
direction to the design. The garage door’s dark gray muntin framing contrasts
strongly with its white frosted glass to further accentuate the overall horizontal/vertical
design aesthetic.

The fiber cement board and cementitious lap siding are contemporary materials and
their shades of gray highlight the modern design aesthetic. But this is balanced with
natural materials and earth tones including cedar wood material, dark walnut colored
aluminum siding and reddish brown painted wooden front doors. The natural
materials will help to blend the design in with the extra landscaping required by the
BelRed ORT land use district as well as the lower density single family detached
neighborhood to the south.

Typical Front Elevation
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[I.  SITE DESCRIPTION, ZONING, AND LAND USE CONTEXT

A.

Site Description

The site is at the southern edge of the BelRed Subarea roughly halfway between
Downtown/I-405 and Redmond City limits or about a mile from each. The site is less
than a quarter mile south of the future 130™ Station of the East Link light rail
extension. The subject property is a single parcel of approximately 1.64 acres in the
southwest corner of the intersection of NE Bellevue-Redmond Road and 132nd
Avenue NE. The site address is 13133 NE Bellevue-Redmond Road.
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Context Aerial
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B. Zoning and Context
The site is zoned BelRed-Office/Residential Transition (BR-ORT). The purpose of the
BR-ORT land use district is to provide an area for low-intensity offices and uses and
low density multifamily residential dwellings that are intended to be developed in such
a manner as to provide a buffer between residential neighborhoods to the south and
more intensively developed properties within BelRed.

Surrounding land use districts (zoning) and existing land uses are:
= North: A mix of retail, light industrial and service uses including paint supply,
equipment rental, and auto repair shops as well as a dog day care
(BelRed-Commercial/Residential).
= South: Single family detached residential (R-3.5 and 2.5).
= West: 2-story office use (BR-ORT).
= [East: 2-story office use (BR-ORT).
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Zoning Map
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I1l.  CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS
A. General Provisions of the Land Use Code

1. Use
Uses are regulated by LUC 20.25D.070 (Use Charts). The proposed residential

use is permitted in the BR-ORT land use district.

2. Dimensional Requirements
All applicable dimensional requirements of the Land Use Code will be met. Refer
to the following chart for specific information, as well as Conditions of Approval

and the attached Project Plans.
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Category Required Proposed / Comments
Land Use BelRed ORT BelRed ORT
Designation

Project Limit N/A 71,509 square feet

Building Height

45 feet permitted, measured from
average existing grade

LUC 20.25D.080.A

39.92 feet for tallest building

Meets LUC requirement

Maximum
Impervious
Surface

75% or 53,632 square feet

LUC 20.25D.080.A

60% or 43,042 square feet

Meets LUC requirement

Floor Area Ratio
(FAR)

0.75 FAR base
0.75 FAR maximum

LUC 20.25D.080.A

0.69 FAR or 49,034 square feet

Meets LUC requirement

Structure
Setbacks

Front: 20 feet from both NE
Bellevue-Redmond Road and 132
Avenue NE

Rear: 30 feet from southern property
line

Side: 20 feet from western property
line

LUC 20.25D.080.A

Meets LUC requirement

Parking

Vehicular Parking:
Minimum: 1.0 per unit
Maximum: 2.0 per unit

Visitor Spaces: Not required
Bike Parking:
1 space per 10 dwelling units (31

units requires 3.1 spaces)

Minimum 50% of bike spaces should
be covered.

LUC 20.25D.120

Vehicular Parking:

2.0 spaces per unit provided within each
unit’s ground floor for a total of 62
spaces.

Visitor spaces: Four spaces provided

Bike Parking:
4 spaces, 100% covered

Refer to Conditions of Approval
regarding bicycle parking in Section Xl
of this report.
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Permitted/Required

Proposed/Comments

Tree Retention

Site Perimeter: 100% of trees 8-
inch diameter or greater must be
retained within the required
landscape areas. Areas devoted
to access and site areas,
sidewalks, trails, etc. are exempt
from this requirement.
¢ NE Bellevue-Redmond
Road landscape area is
20 feet
e 132" Avenue is 5 feet
e Interior (along west) is 10
feet
e Perimeter (along south)
is 20 feet
There are 38 significant trees
within site perimeter.

Site Interior: 15% of 474 interior
diameter inches retained = 71
inches

LUC 20.25D.110.F and
20.20.900.D

Site Perimeter:

63% of the perimeter’s significant trees will
be retained (24 trees of 38). A total of
fourteen (14) significant trees are proposed
to be removed. Two (2) due to their poor
condition according to the arborist report and
twelve (12) due to City required frontage
improvements such as sidewalks, bicycle
facilities, and traffic signals.

Tree mitigation planting was required to meet
landscaping requirements:
e 4 Incense Cedars along the west
e 4 Western Red Cedars along the
south
e 9 Douglas Fir along the north

Site Interior: 22% (103 diameter inches)
retained.

Refer to discussion below in Section IlI.C
regarding the Tree Retention/Boardwalk
Solution and Conditions of Approval
regarding the final landscape plan, tree
protection, and tree mitigation planting in
Section Xl of this report.

As conditioned, meets LUC requirement.

Landscape

Streetscape planting strips:

NE Bellevue-Redmond Road:
20 feet width minimum

132m Avenue NE:
5 feet width minimum

Perimeter property lines:
20 feet width minimum along the
southern property line

Interior property lines:
10 feet width minimum along the
western property line

LUC 20.25D.110

Meets LUC requirements

NE Bellevue-Redmond Road:
e 20 feet
e Douglas Fir

132nd Avenue NE:
e 5feet
e Forest Green Oak

Perimeter property line (to the south):
e 20 feet
e Western Red Cedar

Interior property line (to the west):
e 10 feet
¢ Incense Cedar

Refer to Conditions of Approval regarding
street trees and right-of-way landscaping,
landscape installation assurance device,
and landscape maintenance assurance
device in Section Xl of this report.
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cut-off shields to protect adjacent
neighborhoods.

LUC 20.20.522

Category Permitted/Required Proposed/Comments
Mechanical Located on the roof & visually None proposed with this application. Refer
Equipment screened, within the building or at | to Condition of Approval regarding
grade and visually screened. addition of air conditioning units in
Section Xl of this report.
LUC 20.20.525
Lighting All exterior lighting will require Refer to Condition of Approval regarding

lighting in Section Xl of this report.

As conditioned, meets LUC requirements.

B. Transition

The BelRed ORT land use district provides further transition to adjacent single-family
residential land use districts to the south.

Structure Setbacks: In contrast to other land use districts in the BelRed, ORT

requires buildings setback at least 20’ from the right of way along NE Bellevue-
Redmond Road and 132" Avenue NE. Buildings along the southern perimeter are set
back 30-feet from the property line and those along the west on 132" Avenue NE are
set back 20 feet. All of this provides for space and buffering between the site and
adjacent uses. See LUC 20.25D.080.A.

Development Standards: The development standards for this land use district are

described in LUC 20.25D.130.D and have been met with this proposal. The building
design provides for facade stepbacks, roof overhangs and recesses for each unit. The
building materials include natural materials like cedar and neutral colors. In addition,

buildings are spaced a minimum of 20’ apart.

Landscape: A 20-foot wide landscape buffer is provided along the southern perimeter
to buffer the lower density residential uses to the south from the more dense uses on
site. A 10-foot wide landscape buffer is provided on the western perimeter to buffer
the different properties from each other. See LUC 20.25D.110.C and D.

C. Tree Retention / Boardwalk
Two significant trees along the NE Bellevue-Redmond Road frontage are proposed to
be retained through the innovative provision of a boardwalk structure in lieu of the
typical concrete sidewalk that would result in the killing and removal of these trees.
The boardwalk’s construction method is intended to minimize the disruption to the
root system of the trees in order to ensure their survival. The proposed boardwalk
drives pins into the soil to support the structure. This method minimizes disruption to
the root systems. The boardwalk has been carefully designed during this Design
Review to ensure that it is buildable and will maintain ADA accessibility and an 8’
wide clear space. Refer to Conditions of Approval regarding the boardwalk in
Section Xl of this report.
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IV. DESIGN GUIDELINES AND DESIGN STANDARDS

Each development within a BelRed land use district must comply with the provisions of the
BelRed Subarea Design Guidelines LUC 20.25D.150.

A. Character and Site

1.

Integrate the Natural Environment

Finding: A high-quality boardwalk is being installed along a portion of NE Bellevue-
Redmond Road near its intersection with 132" Avenue NE. The boardwalk design
will serve to protect two significant trees, Douglas Firs, that otherwise would need to
be removed. The materials will be high-quality composite decking and concrete
beams. In addition, PNW adapted plantings will be utilized to integrate with the
surrounding trees and shrubs.

Promote Architectural Compatibility

Finding: The building design is similar to several recent townhouse projects built
along NE Bellevue-Redmond Road. The modern design combines a clean,
minimalist look with natural materials and colors to fit into the surrounding
architectural context along NE Bellevue-Redmond Road and with the neighborhood
to the south.

B. Pedestrian Emphasis
3. Enhance the Pedestrian System

Finding: The project design prioritizes pedestrians in several ways. Along NE
Bellevue-Redmond Road, a landscaped buffer of between 10-20 feet protects
pedestrians from the roadway’s traffic. Pedestrian connections from the site onto NE
Bellevue-Redmond Road and 132" Avenue NE conveniently connect pedestrians to
the surrounding network and the future light rail to the north. Along 132" Avenue NE
pedestrians and cyclists are separated from each other to enhance each users’
safety. A signal cabinet and signal pole at the intersection of NE Bellevue-Redmond
Road and 132" Avenue NE are being relocated to improve pedestrian flow and
safety. To improve the aesthetics of the development for pedestrians and others,
extra landscaping and fencing will shield pedestrian views along the two roads from
the alleyways within the project site. Most existing significant trees along NE
Bellevue-Redmond Road will be retained which will provide pedestrians with comfort
and shade.

Create a Variety of Successful Outdoor Spaces

Finding: An outdoor multi-family play area is proposed central to the project that will
provide a green space for play, along with seating, lighting and landscape buffers
along the edges to protect children from vehicles in the adjacent drive aisles.

C. Architectural
5. Encourage High Quality Materials

Finding: The architectural form and materials are contemporary and provide a
simple, clean look with few but highly contrasting colors and materials. The form and
materials include simple shapes and colors that pull the eye both vertically and
horizontally. The materials and colors provide a clean, modern look that is softened
by natural materials and earth tones. Some materials include decorative cedar wood
slats, aluminum railings, and frosted glass.

6. Create Attractive Building Silhouettes and Rooflines
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VI.

D.

Finding: Flat rooflines and eaves, slightly offset to account for slight changes in
topography, provide horizontal direction. These offsets also provide for varied
rooflines. Projections of portions of the first and second floors provide vertical
direction which when combined with the dark gray non-projecting portions of the
building further accentuate the vertical.

Lighting

7. Orient Lighting Towards Sidewalks and Public Spaces
Finding: Pedestrian-scaled lighting along the projects pathways, intersections with
public sidewalks and along the internal play area provide for pedestrian safety and
comfort.

PUBLIC NOTICE AND COMMENT

Design Review / SEPA

Application Date: March 19, 2018

Application Completeness Date: April 09, 2018
Notice of Application published: April 26, 2018
Public Notice Sign installed: April 26, 2018
Minimum Comment Period ended: May 10, 2018

A

public meeting for this Design Review/SEPA Determination was held on May 15, 2018

at City Hall and there were no attendees.

Although the minimum required public comment period ended on May 10, 2018 for the
Design Review and SEPA Threshold Determination, comments were accepted up to the
date of this decision. No written comments were received for the Design Review
application nor the SEPA Threshold Determination.

TECHNICAL REVIEW

A.

Clearing & Grading

The clearing and grading reviewer has reviewed the plans and materials submitted
for this project and has approved the clearing and grading portion of the design
review application. Approval of this design review does not constitute an approval of
any construction permit. An application for a clearing and grading permit must be
submitted and approved before construction can begin. Plans submitted as part of
any permit application for this project shall be consistent with the activity permitted
under this approval and must comply with the City of Bellevue Clearing and Grading
Code (BCC 23.76).

Utilities

Water

The water supply for this site will be provided from the existing 8” water main located
in 132nd Ave NE off the 400 water pressure zone. Flow modeling continues and the
fire flow to this area is 1,500 gpm.

Sewer
The City of Bellevue Utilities has adequate capacity for providing sanitary sewer for
this proposal. The site will connect to the existing 8" sewer main located in NE
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Bellevue-Redmond Rd.

Storm Drainage
The proposal will not increase the rate of runoff of storm water leaving the site. The
City of Bellevue Surface Water Engineering Standards provide adequate requirements
for this proposal.

The storm drainage system proposed provides adequate mitigation for storm water
and meets the requirements outlined in the Bellevue Code and the Storm & Surface
Water Engineering Standards.

Refer to Conditions of Approval regarding utilities in Section Xl of this report.

C. Transportation
Project Summary

The proposed project is located at the intersection of 132" Avenue NE and NE
Bellevue-Redmond Road in the SW corner of the intersection, shaded in blue below.
The project is located approximately 850 feet south of a BelRed light rail station that
will be located between 130" and 132" Avenues NE. 132" Avenue NE is a priority
bike corridor where development will construct one way protected bike lane facilities
along that frontage.

The existing site is a Washington State Department of Licensing office. The office
that is to be demolished is 12,050 square feet, and it estimated to have generated
approximately 206 peak hour trips between 4pm and 6pm. The new project
proposes to construct 8 buildings and a total of 31 multi-family units that are
estimated to generate 17 peak hour trips between 4pm and 6pm for a net reduction
of 189 peak hour trips between 4pm and 6pm.


http://mapshotviewer/silverlightviewer/viewer.html?Viewer=Mapshot
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Site Access and Loading

The site has two existing access locations, one onto NE Bellevue-Redmond Road
with no turn restrictions and a second onto 132" Avenue NE with no turn restrictions.
The proposed project will remove the existing access onto NE Bellevue-Redmond
Road and reconstruct a new access onto 132" Avenue NE as shown below near the
SE corner of the site.

e
NENT §

BLDG H
ATTACHED

| REFER TO SMEETS C8.07 & C6.02
| FOR FRONTAGE IMPROVEMENTS

T Proposed

R ITY OF RELLPAS STARDAR

|_Vehicular
Access

The project proposes a minimum 20-foot wide private internal loop road that allows
for deliveries, residential move-in/move-out, and garbage to be accommodated on-
site without backing onto the public road. On-street loading will not be allowed or
permitted. The loop road will be marked as a fire lane.

Refer to Conditions of Approval regarding provisions for loading in Section Xl
of this report.

Impact Mitigation and Frontage Improvements
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In order to provide safe pedestrian and vehicular access in the vicinity of the site,
and to provide infrastructure improvements with a consistent and attractive
appearance, the construction of street frontage improvements is required as a
condition of development approval. The design of the improvements must conform to
the requirements of the Americans with Disabilities Act, the Transportation
Development Code (BCC 14.60), and the provisions of the Transportation
Department Design Manual.

Engineering and construction details must be shown on the civil engineering plans
submitted to the clearing and grading permit. The engineering plans shall be the
controlling document on the design of these features; architectural and landscape
plans must conform to the engineering plans. During construction, city inspectors
may require additional survey work at any time to confirm proper elevations. The
building grade and elevations shall be consistent with the curb and sidewalk grade
shown in the approved civil engineering plans.

There is an existing 6-foot wide sidewalk along Bellevue-Redmond Road and no
sidewalk on 132" Avenue NE. There is a non-compliant ADA ramp to cross 132"
Avenue NE and no existing ADA ramp to cross Bellevue-Redmond Road.
Pedestrian push buttons are also non-compliant in their existing condition. The
frontage improvements will require sidewalks on both that meet the arterial road
classification and a protected bike facility on 132" Avenue NE. 132" Avenue NE is
a bike corridor that runs north and south from the light rail station and is listed in the
2009 pedestrian bike plan. The corner will be reconstructed to be ADA compliant by
the developers with the City providing specific materials listed in the section below.

1. NE Bellevue-Redmond Road

a. A minimum 8-foot wide concrete sidewalk
(The Transportation Department will allow the construction of a concrete
board walk along a portion of the frontage to save a specific tree, if it can be
constructed to be ADA compliant. If this boardwalk cannot be constructed
to be ADA compliant a concrete sidewalk will be required in its place)

b. A minimum 20-foot wide landscape planter, the sidewalk may meander
through the planter but is not counted towards the planter width
requirement.

e The planter strip shall have street trees 20-ft on-center, shrubs,
ground cover, spray irrigation, root barrier, and soil preparation for the
street trees.

c. Street lighting that meets Bellevue Standards.

e Black poles, arms and fixtures

d. New concrete curb and gutter shall be installed only at the location of the
existing driveway that is to be removed, as required for the reconstructed
corner, and at the location of any remaining curb and gutter that is damaged
during construction.

2. 132" Avenue NE
a. A minimum 8-foot wide concrete sidewalk
b. A minimum 18-inch concrete wedge or equivalent for grade separation
between the concrete sidewalk and the Hot Mix Asphalt (HMA) southbound
bike lane.
c. A minimum 5-foot wide HMA bike lane
d. A flush vertical curb between the bike facility and the planter, this may be
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included in the required 5-foot bike lane width.
e. A minimum 5-foot wide planter
e The planter strip shall have street trees 20-ft on-center, shrubs,
ground cover, spray irrigation, root barrier, and soil preparation for the
street trees.
f. Street lighting that meets Bellevue Standards
e Black poles, arms and fixtures
g. A minimum of 17-feet of HMA pavement from the face of curb to the existing
centerline of ROW. The use of existing pavement may be used towards
meeting this requirement.
h. Transitions for the sidewalk and protected bike lane back into the existing
street section to the south
i. Channelization and signage within the road and behind the curb, within the
protected southbound bike lane and sidewalk.
J.  New concrete curb and gutter

Intersection of 132"¢ Avenue NE and NE Bellevue-Redmond Road (The SW

Corner)

a. Reconstruct the corner with new signal equipment and an ADA compliant
ramp that accommodates the N/S protected bike lane. The preliminary
ramp design will require radial cast iron domes with a thickened concrete
section where vehicles may track onto the truncated domes.

e The City shall provide the developer the following signal components:
Terminal Cans, Type 1 Poles, Type PS poles, Type Il signal Pole with
Mast Arm with Anchor Bolts, Sighal Heads, Pedestrian Clams, D-
Mount, the Luminaire, APS Push Buttons, and APS CCU if needed.
The labor, signal pole foundation, and any other materials not
specifically listed above is the responsibility of the developer. If the
City does not provide the specific materials listed above, the
requirement to install new signal equipment at the corner will be
waived and the current signal equipment will remain as is. This
waiver does not apply to ADA or the need to reconstruct the corner to
meet ADA to the maximum extent feasible.

b. Street lighting that meets Bellevue Standards

e Black poles, arms and fixtures

c. Install a new signal pole/mast arm with ADA compliant push buttons,

pedestrian heads.

The Americans with Disabilities Act (ADA) requires that sidewalk cross
slopes not exceed two percent. The sidewalk cross slope may be less than two
percent only if the sidewalk has a longitudinal slope sufficient to provide
adequate drainage. Bellevue’s standard for curb height is six inches, except
where curb ramps are needed. The engineering plans must comply with these
requirements, and must show adequate details, including spot elevations, to
confirm compliance. New curb and sidewalk shall be constructed in compliance
with these requirements. Building elevations shall be consistent with the
required curb and sidewalk elevations. Spot elevations must be included in the
building plans in a manner that proves that building elevations are designed to
correspond to the sidewalk elevations shown in the engineering plans,
especially at entrances and other key points. Curb and sidewalk elevations will
not be revised to fit the building, and city inspectors may require spot surveys
during construction in order to confirm the required elevations.
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ADA also requires provision of a safe travel path for visually handicapped
pedestrians. Potential tripping hazards are not allowed in the main pathway.
Any planter boxes installed in the sidewalk to improve pedestrian sight distance
at driveways must be designed to reduce the tripping potential and must not
extend more than two feet into the public sidewalk. Traffic signal controller
boxes and streetlight contactor cabinets must be located so as not to interfere
with the main pedestrian path. Buildings shall be designed so that doors do not
swing out into the pedestrian path. Installation of colored or textured bands to
guide pedestrians in the direction of travel is advisable, subject to the
requirements for non-standard sidewalk features. ADA-compliant curb ramps
shall be installed where needed, consistent with City and WSDOT standard
drawings. If such standards cannot be met, then deviation from standards must
be justified on a Design Justification Form to be filed with the Transportation
Department.

To the extent feasible, no new utility vaults that serve only one development will
be allowed within a public sidewalk. Vaults serving a broader public purpose
may be located within a public sidewalk. To the extent feasible, no utility vaults
may be located within the primary walking path in any sidewalk. All existing
vault lids shall be replaced to be non-slip.

No fixed objects, including fire hydrants, trees, and streetlight poles, are
allowed within ten feet of a driveway edge, defined as Point A in standard
drawing SW-140-1 or equivalent. Fixed objects are defined as anything with
breakaway characteristics greater than a four-inch by four-inch wooden post.

No new overhead utility lines will be allowed within or across any right of way or
sidewalk easement, and existing overhead lines must be relocated
underground.

A private road street name sign is required to be installed. The applicant has
the option of paying the City to manufacture the street name sign or having one
manufactured by a private vendor. The applicant is responsible for procuring
the sign post and hardware and is responsible for installation. The specifics of
the street name sign will be determined during the clearing and grading permit.

The applicant is required to coordinate mailbox location with the Bellevue
Postmaster and show the mailbox location on the engineering plans within the
site.

Refer to Conditions of Approval regarding frontage improvements and
civil engineering plans, and building and site plans in Section Xl of this

report.

Easements
The applicant shall provide sidewalk and utility easements to the City as needed to
encompass the full required width of the required frontage improvements.

The applicant shall provide easements to the City for location of signal and street
light facilities consisting of above-grade boxes and/or below-grade vaults between
the building and sidewalk within the landscape area on the projects frontages.
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Transformers and utility vaults to serve the building shall be placed inside the
building or below grade, to the extent feasible.

Refer to Conditions of Approval regarding existing easements, easements for
signal control and street light boxes and vaults, and sidewalk/ utility
easements in Section Xl of this report.

Right of Way Dedication

To incorporate street improvements which are reasonably necessary to mitigate the
direct results of the development, and to accommodate the street widening described
elsewhere in this document, the developer is required to dedicate property such that
street surface to back of curb is accommodated within the public right of way. This is
anticipated at the intersection of 132" Avenue NE and NE Bellevue-Redmond Road.
Refer to Conditions of Approval regarding dedication of right-of-way in Section
Xl of this report.

Use of the Right of Way During Construction

Applicants often request use of the right of way and of pedestrian easements for
materials storage, construction trailers, hauling routes, fencing, barricades, loading
and unloading and other temporary uses as well as for construction of utilities and
street improvements. A Right of Way Use Permit for such activities must be acquired
prior to issuance of any construction permit including demolition permit. Sidewalks
may not be closed except as specifically allowed by a Right of Way Use Permit.
Refer to Conditions of Approval regarding right-of-way use permit in Section XI

of this report.

Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide
developers with guidance as to the extent of resurfacing required when a street has
been damaged by trenching or other activities. Under the Trench Restoration
Program, every street in the City of Bellevue has been examined and placed in one
of three categories based on the street’s condition and the period of time since it has
last been resurfaced. These three categories are, “No Street Cuts Permitted,”
“Overlay Required,” and “Standard Trench Restoration.” Each category has different
trench restoration requirements associated with it. Damage to the street can be
mitigated by placing an asphalt overlay well beyond the limits of the trench walls to
produce a more durable surface without the unsightly piecemeal look that often
comes with small strip patching.

Near this project, NE Bellevue-Redmond Road is classified as Standard Trench
Restoration and 132" Avenue NE is classified as Grind and Overlay Restoration.
Refer to Conditions of Approval regarding pavement restoration in Section Xl

of this report.

D. Fire
The Bellevue Fire Department, Fire Prevention Division has reviewed the submittal in
accordance with the 2015 International Fire Code, 2015 International Building Code,
City of Bellevue requirements, and good fire protection practices. This review was
based upon and limited to the information presented on drawings and/or materials
received in our office. The Fire Department can approve the application, subject to
conditions, which includes marking the internal access roads as fire lanes. Refer to
Conditions of Approval regarding Fire Department in Section Xl of this report.
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E.

Building Division

The plans submitted for Design Review approval dated March 19, 2018, have not
been sufficiently developed for a thorough review under the 2015 IRC (International
Residential Code), including amendments made by the State of Washington and the
City of Bellevue. Complete review will occur under the Building permit application(s)
in accordance with the codes in effect at the time of complete application. The
following comments are preliminary in nature and are not intended to be all-inclusive
or imply approval.

The plans generally conform to the level of detail typical at this stage in the design
process. The following items are required to be addressed in the development of the
plans for building permit.

The site plan indicates the development of eight buildings on a single lot consisting
of a total of 31 three-story residential townhomes. Since each residential unit is not
located on a single platted lot, the project is subject to the requirements of RCW
64.55. State law requires, in RCW 64.55.020, that the City not issue a permit until the
designer of a multiunit residential building enclosure has submitted plans and details
of the building enclosure and a stamped statement that substantially reads: “The
undersigned has provided building enclosure documents that in my professional
judgment are appropriate to satisfy the requirements of sections 1 through 10 of
[RCW 64.55].”

Exterior wall ratings, opening protection, and projections are required to be
addressed in accordance with IRC Section 302.1 and 302.2 based on the fire
separation distance. Fire separation distance is defined as the distance measured
from the building face to one of the following (the distance is required to be
measured at right angles from the face of the building wall).

1. Closest interior lot line
2. Centerline of a street, alley or public way
3. An imaginary line between two buildings on the lot

At least one accessible route within a site is required to be provided from public
transportation stops, accessible parking, accessible passenger loading zones, and
public streets or sidewalks to the accessible building entrances served. The drawings
are not currently developed to a sufficient level for us to determine if accessible route
requirements are met. Building permit drawings and documents are required to
demonstrate that accessible route requirements will be met. IBC 1104.1

Parking within the footprint of the townhouse dwelling unit (garage) is limited to the
private parking for that unit only. Refer to Conditions of Approval regarding
accessible routes and private parking (within units) in Section Xl of this report.

Addressing

The City of Bellevue will designate a street name to each internal street segment. All
north-south road sections will be named independently of east-west trending road
sections, even if the roads appear to be continuous.

Addresses for the project will be assigned per Bellevue City Code Chapter 14.02
Names and Numbers. Based on the application materials submitted as part of permit
18 108498LD, addresses for this project (including the building shell address and
residential addresses) will be assigned from the internal private road segments.
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VII.

Each building will require its own address, independent of the parcel address.
Address assignments will depend on the final layout and design of the building.

Each townhome unit will be with provided its own street address. The townhomes will
not use unit numbers as part of their official address. Refer to Condition of
Approval regarding addressing in Section Xl of this report.

STATE ENVIRONMENTAL POLICY ACT (SEPA)

The environmental review indicates no probability of significant adverse environmental
impacts occurring as a result of the proposal that are beyond those identified in the
BelRed Corridor EIS and the Transportation Facilities Plan EIS. The Environmental
Checklist together with information submitted (in the official file) adequately discloses
expected environmental impacts associated with the proposed Design Review approval.
The City codes and requirements, including SEPA, Land Use Code, Noise Ordinance,
Building Code and other construction codes adequately mitigate expected environmental
impacts. Therefore, issuance of a Determination of Non-Significance (DNS) is the
appropriate threshold determination under the State Environmental Policy Act (SEPA)
requirements, with incorporation by reference of:

e The BelRed Corridor Project Draft and Final Environmental Impact Statement,
issued July 19, 2007 and addendum.

¢ Final Environmental Impact Statement, 2016-2027, Transportation Facilities Plan,
December 2015.

These documents are available through the Development Services Department, Records
Room, Lobby Floor, Bellevue City Hall, 450 110th Avenue NE under file #05-127994-LE.

Adverse impacts which are less than significant are typically subject to City Codes or
Standards which are intended to mitigate those impacts. Where such impacts and
regulatory items correspond, further documentation is not necessary. For other adverse
impacts which are less than significant, Bellevue City Code, Section 22.02.140, provides
substantive authority to mitigate impacts disclosed through the environmental review
process.

A. NOISE

As conditioned, short term impacts related to noise generation as a result of the
construction will be minimized. Noise related to construction is allowed from 7:00 a.m.
to 6:00 p.m. Monday through Friday and 9:00 a.m. to 6:00 p.m. on Saturday, except for
Federal holidays and as further defined by the Bellevue City Code. Exceptions to the
construction noise hours limitation contained in the Noise Control Code MAY be
granted pursuant to 9.18.020.C.1 when necessary to accommodate construction which
cannot be undertaken during exempt hours. Written requests for exemption from the
Noise Control Code must be submitted two weeks prior to the scheduled onset of
extended hour construction activity. The use of best available noise abatement
technology consistent with feasibility is required during construction to mitigate
construction noise impacts to surrounding uses. Refer to Condition of Approval
regarding noise and construction hours and use of best available noise
abatement technology in Section Xl of this report.

In addition, per BCC 9.18.045B, noise levels in sleeping areas shall not exceed 40
dBA. The applicant will be required to submit certification by an acoustical consultant
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prior to construction of the residential buildings, that the construction methods and
materials for the residential units will meet this threshold. If the threshold is exceeded,
then noise attenuation measures will be required to be incorporated into the
construction design. Once construction is complete, noise levels will be required to be
measured inside a random sample of units to ensure sleeping areas do not exceed the
40 dBA threshold._Refer to Conditions of Approval regarding certification by a
noise consultant prior to issuance of building permit and noise
levels/measurement in sleeping areas prior to issuance of any certificate of
occupancy in Section Xl of this report.

B. AIR QUALITY
During construction, emissions to the air will be released by construction vehicles and
heavy equipment. Following construction, emissions from residents’ vehicles will be
released.

Construction would temporarily increase dust and vehicle emissions near the
construction area. Mitigation will include using BMPs to control dust, covering exposed
soils, and requiring idling vehicles to be shut off. Construction vehicles will be fitted
with required, factory-installed emission control devices. To reduce the potential of
dust, construction accesses will be covered with rock or aggregate. Dust emissions will
also be reduced during construction through the use of spray water as necessary
during dry weather conditions and planting disturbed areas with erosion control seed
mix as soon as is practical. Material stockpiles will also be covered or watered as
necessary to control dust. These are standard practices imposed on the Clearing &
Grading permit. (Bellevue City Code 23.76)

Construction vehicles and heavy construction equipment shall emit the least amount of
air pollution as possible. While on city streets, all construction vehicles shall meet the
requirements of the Revised Code of Washington 46.61.655 for covered loads. Refer
to Condition of Approval regarding air pollution from construction vehicles and
eguipment in Section Xl of this report.

C. LIGHT AND GLARE
There is the potential for light and glare with the lights at night from residential units.
Potential light and glare impacts will extend to adjacent businesses that operate after
dark, in addition to vehicular/pedestrian traffic along adjacent streets. In order to
mitigate potential impacts to adjacent vehicular drivers/businesses/residents, any light
source emitting from the project area shall incorporate cutoff shields and be designed
S0 as not to provide light and glare and spillover offsite. Refer to Condition of
Approval regarding shielded lights in Section Xl of this report.

D. TRANSPORTATION

Long Term Impacts and Mitigation

The long-term impacts of development projected to occur in the City by 2027 have
been addressed in the City’s 2016 — 2027 Transportation Facilities Plan FEIS
Addendum. The impacts of growth that are projected to occur within the City by 2027
are evaluated on the roadway network assuming that all the transportation
improvement projects proposed in the City’s 2016 - 2027 Transportation Facilities Plan
are in place. The Transportation Facilities Plan EIS divides the City into several
Mobility Management Areas (MMAS) for analysis purposes. The project DOL
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Townhomes lies within MMA #12, which has a 2027 total growth projection of 113
multifamily dwelling units. This development proposes 31 multi-family dwelling units
and demolishing 12,050 square feet of office. Therefore, the volume of proposed
development is within the assumptions of the Transportation Facilities Plan FEIS
Addendum.

Traffic impact fees are used by the City to fund street improvement projects to alleviate
traffic congestion caused by the cumulative impacts of development throughout the
City. Payment of the transportation impact fee, as required by BCC 22.16, contributes
to the financing of transportation improvement projects in the current adopted
Transportation Facilities Plan, and is considered to be adequate mitigation of long-term
traffic impacts. Fee payment is required at the time of building permit issuance. Impact
fees are subject to change and the fee schedule in effect at the time of building permit
issuance will apply. Because the project will result in a trip reduction traffic impact fees
will not be required.

Mid-Range Impacts and Mitigation

Project impacts anticipated to occur in the next six years are assessed through a
concurrency analysis. The Traffic Standards Code (BCC 14.10) requires that
development proposals generating 30 or more new p.m. peak hour trips undergo a
traffic impact analysis to determine if the concurrency requirements of the State
Growth Management Act are maintained.

The DOL Townhome development will generate a net reduction of 189 p.m. peak hour
trips, therefore concurrency is not required for this project.

Short Term Operational Impacts and Mitigation

The applicant’s traffic consultant Transpo and City staff analyzed the short term
operational impacts of this proposal. The required frontage improvements on NE
Bellevue-Redmond Road and 132" Avenue NE will provide the necessary mitigation
for vehicles, pedestrians, and bicycles associated with the project. These
improvements include the installation of new sidewalk, planters strips, and a protected
bike facility on 132" Avenue NE to meet the 2009 Pedestrian Bike Plan.

VIIl. CHANGES TO PROPOSAL DUE TO CITY REVIEW

Landscaping

e A boardwalk-type sidewalk will be provided along a roughly 80-foot wide section
of NE Bellevue-Redmond Road to retain two healthy significant trees that
otherwise would have to be removed in order to provide the standard required
frontage improvements (sidewalk).

e Mitigation planting of 17 native trees are now provided as replacement for the
significant trees that can’t be saved along NE Bellevue-Redmond Road and the
western and southern property lines, or to otherwise meet landscaping
requirements.

¢ The retaining wall along the western and southern boundaries have been shifted
to save and/or improve the survival rate and health of about a dozen significant
trees, thereby aiding in retaining the wooded character of the site.

e Additional landscaping is now provided at the development’s vehicular entrance to
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shield pedestrians and drivers from seeing the internal road, trash bins, and
recycling bins, thus improving the overall aesthetic of the neighborhood.

Connectivity/Access

For pedestrian safety and comfort, the sidewalk along NE Bellevue-Redmond
Road was rerouted to provide a landscape buffer between the pedestrian and
vehicular traffic on the high-volume road.
The sidewalk’s transitions and curves along NE Bellevue-Redmond Road have
been smoothed to allow safer bicycle movements.
Sidewalks are now strategically located to provide the most convenient
connectivity between the site and the larger pedestrian network, including a path
towards the future 130" light rail station.
Relocation of the signal cabinet and signal base to allow for safer and more
convenient pedestrian and bicyclist movements.
Addition of a southbound buffered bicycle lane along 132" Avenue SE.

Architecture

Other

Addition on several buildings of strategically placed decorative horizontal cedar
slats to avoid large blank walls, improving the design aesthetic of the project.

A fence has been added at the end of the internal stub road facing NE Bellevue-
Redmond Road to shield pedestrians and drivers along NE Bellevue-Redmond
Road from seeing the alleyway, trash and recycling bins and improve the overall
aesthetic. It is designed and painted to match the adjacent house’s faux Cedar
siding.

The multi-family play area has been consolidated, expanded, and shifted away
from 132" Avenue NE to meet Land Use Code requirements.

A covered facility for secured public bicycle parking was added adjacent central
to the project.

Lighting was added along internal walkways and the play area and bicycle
parking for safety and improved functionality.

DECISION CRITERIA
Per Land Use Code 20.30F.145, the Director may approve or approve with modifications
an application for Design Review if:

A. The proposal is consistent with the Comprehensive Plan.

Finding: The proposal, as conditioned, is consistent with the Comprehensive Plan and
BelRed Subarea Plan. Staff has reviewed the policies which apply to the project and
has determined that those applicable policies will be implemented through the
application of City Codes and the adopted Design Guidelines identified in the BelRed
Chapter of the Land Use Code. Refer to Conditions of Approval regarding project
plans, final landscape plan, building materials/details and color samples, sighage,

and individual sign permits in Section Xl of this report.

The proposal is consistent with the Comprehensive Plan, including the BelRed Subarea
Vision and the following goals and policies from the BelRed Subarea Plan:
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Urban Design Goal: To achieve a design character that results in aesthetically
beautiful, distinctive, and long-lasting places that evoke a strong sense of Bellevue and
the Northwest, and a dynamic public realm that encourages social interaction.

e POLICY S-BR-14. Use design guidelines to promote pedestrian-friendly and
transit-oriented design, ensure quality and a sense of permanence, promote
environmental sustainability, and create a distinct sense of place. Conduct
design review for all mixed use, office and residentially designated areas of the
Subarea. Apply additional depth and attention to the details of design review
within transit-oriented development nodes.

Discussion: Design review should pay special attention to creating a pedestrian-
friendly environment, by helping to create vibrant, interesting, safe, walkable and
interconnected sites.

e POLICY S-BR-16. Encourage place-making and a dynamic public realm by
integrating publicly accessible plazas, open spaces and other gathering places
with development, in public and private projects.

e POLICY S-BR-18. Encourage diversity in the built environment through a variety
of building heights and forms, building articulation and modulation. Encourage
building rooflines and floorplates that break down the scale of buildings, help to
differentiate Bel-Red from Downtown, and enhance the architectural variety of
the area.

o Policy S-BR-19. Encourage the use of building materials that are of high quality
and durability, are appropriate for the area climate, and that have a sense of
permanence.

o Policy S-BR-20. Reinforce the area’s sense of place and Northwest provenance
by encouraging innovative building and site design, construction technigues and
materials that reflect the industrial roots of the area while emphasizing the
emerging urban character of Bel-Red.

Finding:

The Urban Design goals and policies of the BelRed Subarea Plan are incorporated into
the Bellevue DOL Townhomes project. The project includes 31 “urban style” townhome
units in four 4-unit buildings, three 3-unit buildings, and one 6-unit building. The
architectural form and materials are contemporary and provide a simple, clean look with
few but highly contrasting colors and materials. The form and materials are a nod to the
area’s industrial past but are softened by tastefully incorporating natural materials and
earth tones into the design. The proposed central open space will provide space to
residents for relaxation. Most perimeter trees will be retained, and proposed landscaping
will reflect the Pacific Northwest’s plant life.

Housing Goal: To encourage Bel-Red redevelopment to result in a diversity of housing
types and prices, including a significant share of “workforce housing”.

o Policy S-BR-40. Encourage a diversity of housing types, from high density,
multi-story housing in transit nodes, to medium density housing outside nodes, to
other innovative housing forms, such as live/work and work/live units.



Bellevue DOL Townhomes Staff Report
18-108498-LD
Page 28 of 40

XI.

Finding:

The proposal incorporates an urban housing type along the southern edge of the BelRed
Subarea which will complement the existing surrounding development to the south, as
well as the potential future development to the north, east and west.

. The proposal complies with the applicable requirements of this Code.

Finding: The proposal complies with all applicable requirements of the Land Use Code.
Refer to Section Il of this report for specific information on Land Use Code consistency.

. The proposal addresses all applicable design guidelines or criteria of this Code in
a manner which fulfills their purpose and intent.

Finding: As conditioned, the proposal complies with all applicable design guidelines and
standards of the Land Use Code. Refer to Section IV of this report for how this proposal
has met these standards and guidelines.

. The proposal is compatible with, and responds to, the existing or intended
character, appearance, and quality of development and physical characteristics of
the subject property and immediate vicinity.

Finding: As conditioned, the proposed design is compatible and responds to the existing
and future character of the BelRed Subarea and adjacent neighborhood.

. The proposal will be served by adequate public facilities including streets, fire

protection, and utilities.

Finding: All urban level public utilities/infrastructure are available to the site or will be
constructed/installed as part of this development. All city departments have reviewed
the proposal and required associated conditions, as necessary. Refer to section VI of
this report for Technical Review.

DECISION

After conducting the various administrative reviews associated with the proposal, including
applicable Land Use consistency, City Code & Standard compliance reviews and SEPA
review, the Director does hereby APPROVE WITH CONDITIONS the subject proposal,
which includes Design Review and SEPA threshold determination.

CONDITIONS OF APPROVAL:

Compliance with City Codes and Documents
The applicant shall comply with all applicable Bellevue City Codes, Standards, and
Ordinances, including, but not limited to the following:

Applicable Codes, Standards and Ordinances Contact Person

Clearing & Grading Code — BCC 23.76 Tom McFarlane, 425-452-5207
Construction Codes — BCC Title 23 Bob Snyder, 425-452-4475
Fire Code — BCC 23.11 Sean Nichols, 425-452-2926

Land Use Code — BCC Title 20 Faheem Darab, 425-452-2721
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Environmental Procedures Code — Faheem Darab, 425-452-2721
BCC Title 22.02

Noise Control — BCC 9.18 Faheem Darab, 425-452-2721
Right of Way Use Code — BCC 14.30 Tim Stever, 425-452-4294
Sign Code — BCC Title 22 Faheem Darab, 425-452-2721
Transportation Code — BCC 14.60 Ryan Miller, 425-452-7915
Utility Code — BCC Title 24 Lori Santo, 425-452-6828

The following conditions are imposed on the applicant under the authority referenced:

A. GENERAL CONDITIONS: The following conditions apply to all phases of
development.

1.

Noise & Construction Hours

The proposal will be subject to normal construction hours of 7 a.m. to 6 p.m.,
Monday through Friday and 9:00 a.m. to 6:00 p.m. on Saturdays, except for
Federal holidays and as further defined by the Bellevue City Code. Exceptions
to the construction noise hours limitation contained in the Noise Control Code
MAY be granted pursuant to 9.18.020.C.1 when necessary to accommodate
construction which cannot be undertaken during exempt hours. Written
requests for exemption from the Noise Control Code must be submitted two
weeks prior to the scheduled onset of extended hour construction activity.

AUTHORITY: BCC 9.18.020.C & 9.18.040
REVIEWER: Faheem Darab, Land Use

Use of Noise Abatement Technology

The use of best available noise abatement technology consistent with feasibility
is required during construction to mitigate construction noise impacts to
surrounding uses.

AUTHORITY: BCC 9.18.020F
REVIEWER: Faheem Darab, Land Use

Provisions for Loading
The property owner shall provide an off-street loading space which can access
a public street. On-street loading and unloading will not be permitted.

AUTHORITY: LUC 20.20.590.K.4 and BCC 14.60.180
REVIEWER: Ryan Miller, Transportation
Faheem Darab, Land Use

Utilities

Utility Department approval of the design review application is based on the
final conceptual design submitted with this application. Final utility design and
construction approval is not given under this permit. Small changes to the site
layout may be required to accommodate the utilities after utility engineering is
approved. The water, sewer, and storm drainage systems shall be designed
per the current City of Bellevue Utility Codes and Utility Engineering Standards.
Utilities Department design review, plan approval, and field inspection is
performed under the Utility Developer Extension Agreement (UE). A water,
sewer and storm Developer Extension Agreement will be required for the
project. All connection charges will be due with the Developer Extension
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Agreement prior to issuance of the permit. Water, sewer and storm easements
will be required.

AUTHORITY: BCC 24.02, 24.04, 24.06
REVIEWER: Lori Santo, Utilities
Fire

a. All access roads in the complex shall be marked as fire lanes in accordance
with IFC 503.

b. An additional fire hydrant may be required within the complex to meet the
400 feet travel distance from a fire hydrant. If the building is equipped with
fire sprinklers, that distance can increase to 600’

c. Fire sprinkler determination will be made upon the building plans submittal.

AUTHORITY: IFC 503
REVIEWER: Sean Nichols, Fire

Addition of Air Conditioning Units

If any changes to the mechanical equipment are proposed, such as addition of
air conditioning units exterior to the buildings, the applicant must apply for a
mechanical permit. As part of the mechanical permit, the applicant must
request a Land Use Exemption, as well as provide screening.

AUTHORITY: LUC 20.20.525
REVIEWER: Faheem Darab, Land Use

Modification to the Design Review Plans

Any modification to this approval shall be processed as either a Land Use
Exemption or a new Design Review application. Any modification of the project
design must be reviewed for consistency with the design intent as stated in
Section IX of this report. Conditions of Approval run for the life of the project.

AUTHORITY: LUC 20.30F.175
REVIEWER: Faheem Darab, Land Use

B. PRIOR TO CLEARING & GRADING PERMIT: These conditions must be
complied with on plans submitted with the Clearing & Grading or Demolition
permit application:

8.

Right-of-Way Use Permit

Prior to issuance of any construction or clearing and grading permit, the
applicant shall secure applicable right-of-way use permits from the City’s
Transportation Department, which may include:

a) Designated truck hauling routes.

b)  Truck loading/unloading activities.

c) Location of construction fences.

d)  Hours of construction and hauling.

e) Requirements for leasing of right of way or pedestrian easements.
f) Provisions for street sweeping, excavation and construction.

g) Location of construction signing and pedestrian detour routes.

h)  All other construction activities as they affect the public street system.

In addition, the applicant shall submit for review and approval a plan for
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providing pedestrian access during construction of this project. Access shall be
provided at all times during the construction process, except when specific
construction activities such as shoring, foundation work, and construction of
frontage improvements prevent access. General materials storage and
contractor convenience are not reasons for preventing access.

The applicant shall secure sufficient off-street parking for construction workers
before the issuance of a clearing and grading, building, a foundation or
demolition permit.

AUTHORITY: BCC 11.70 & 14.30
REVIEWER: Tim Stever, Right-of-Way/Transportation

Frontage Improvements and Civil Engineering Plans - Transportation
Civil engineering plans produced by a qualified engineer must be approved by
the Transportation Department prior to issuance of the clearing and grading
permit. The design of all street frontage improvements and driveway accesses
must be in conformance with the requirements of the Americans with
Disabilities Act, the Transportation Development Code, the provisions of the
Transportation Department Design Manual, and specific requirements stated
elsewhere in this document.

All relevant standard drawings from the Transportation Department Design
Manual shall be copied exactly into the final engineering plans. Requirements
for the engineering plans include, but are not limited to:

a) Traffic signs and markings.

b) Curb, gutter, sidewalk, and driveway approach design. The engineering
plans shall be the controlling document on the design of these features;
architectural and landscape plans must conform to the engineering plans as
needed.

c) Curb ramps, crosswalk revisions, and crosswalk equipment such as
pushbuttons. Reference ADA compliance or provision of a Design
Justification Form.

d) Installation or relocation of streetlights and related equipment.

e) Undergrounding of existing overhead utility lines, which should be
coordinated with adjacent sites. Transformers and utility vaults to serve the
building shall be placed inside the building or below grade, to the extent
feasible.

f) LANDSCAPING REQUIREMENTS NOTE THAT THE PROPERTY
OWNER IS RESPONSIBLE FOR MAINTENANCE UNLESS ACCEPTED
BY THE CITY.

g) Sight distance. Show the required sight triangles and include any sight
obstructions, including those off-site. Sight distance triangles must be
shown at all driveway locations and must consider all fixed objects and
mature landscape vegetation. Vertical as well as horizontal line of sight
must be considered when checking for sight distance.

h) City standards for driveway widths range from 30 to 36 feet on arterial
streets, and 26 to 30 feet for local streets. Driveway aprons must be
constructed in accordance with the Transportation Design Manual.

i) Location of fixed objects in the sidewalk or near the driveway approach.

i) Trench restoration within any right of way or access easement.
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FRONTAGE IMPROVEMENT REQUIREMENTS
1. NE Bellevue-Redmond Road

a.

b.

A minimum 8-foot wide concrete sidewalk

(The Transportation Department will allow the construction of a
concrete board walk along a portion of the frontage to save a
specific tree, If it can be constructed to be ADA compliant. If this
boardwalk cannot be constructed to be ADA compliant a concrete
sidewalk will be required in its place)

A minimum 20-foot wide landscape planter, the sidewalk may
meander through the planter but is not counted towards the
planter width requirement.

e The planter strip shall have street trees 20-ft on-center,
shrubs, ground cover, spray irrigation, root barrier, and soll
preparation for the street trees.

Street lighting that meets Bellevue Standards.

e Black poles, arms and fixtures
New concrete curb and gutter shall be installed only at the location
of the existing driveway that is to be removed, as required for the
reconstructed corner, and at the location of any remaining curb
and gutter that is damaged during construction.

2. 132nd Avenue NE

a.
b.

Lo

J-

A minimum 8-foot wide concrete sidewalk
A minimum 18-inch concrete wedge or equivalent for grade
separation between the concrete sidewalk and the HMA
southbound bike lane.
A minimum 5-foot wide HMA bike lane
A flush vertical curb between the bike facility and the planter, this
may be included in the required 5-foot bike lane width.
A minimum 5-foot wide planter

e The planter strip shall have street trees 20-ft on-center,

shrubs, ground cover, spray irrigation, root barrier, and soil
preparation for the street trees.

Street lighting that meets Bellevue Standards

e Black poles, arms and fixtures
A minimum of 17-feet of HMA pavement from the face of curb to
the existing centerline of ROW. The use of existing pavement may
be used towards meeting this requirement
Transitions for the sidewalk and protected bike lane back into the
existing street section to the south
Channelization and signage within the road and behind the curb,
within the protected southbound bike lane and sidewalk.
New concrete curb and gutter

3. Intersection of 132nd Avenue NE and NE Bellevue-Redmond
Road (The SW Corner)

a.

Reconstruct the corner with new signal equipment and an ADA
compliant ramp that accommodates the N/S protected bike lane.
The preliminary ramp design will require radial cast iron domes
with a thickened concrete section where vehicles may track onto
the truncated domes.
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e The City shall provide the developer the following signal
components: Terminal Cans, Type 1 Poles, Type PS
poles, Type lll signal Pole with Mast Arm with Anchor
Bolts, Signal Heads, Pedestrian Clams, D-Mount, the
Luminaire, APS Push Buttons, and APS CCU if needed.
The labor, signal pole foundation, and any other materials
not specifically listed above is the responsibility of the
developer. If the City does not provide the specific
materials listed above the requirement to install new signal
equipment at the corner will be waived and the current
signal equipment will remain as is. This waiver does not
apply to ADA or the need to reconstruct the corner to meet
ADA to the maximum extent feasible.

b. Street lighting that meets Bellevue Standards
e Black poles, arms and fixtures
c. Install a new signal pole/mast arm with ADA compliant push
buttons, pedestrian heads.

4. ADA:

The Americans with Disabilities Act (ADA) requires that sidewalk
cross slopes not exceed two percent. The sidewalk cross slope may
be less than two percent only if the sidewalk has a longitudinal slope
sufficient to provide adequate drainage. Bellevue’s standard for curb
height is six inches, except where curb ramps are needed. The
engineering plans must comply with these requirements, and must
show adequate details, including spot elevations, to confirm
compliance. New curb and sidewalk shall be constructed in
compliance with these requirements. Building elevations shall be
consistent with the required curb and sidewalk elevations. Spot
elevations must be included in the building plans in a manner that
proves that building elevations are designed to correspond to the
sidewalk elevations shown in the engineering plans, especially at
entrances and other key points. Curb and sidewalk elevations will not
be revised to fit the building, and city inspectors may require spot
surveys during construction in order to confirm the required
elevations.

ADA also requires provision of a safe travel path for visually
handicapped pedestrians. Potential tripping hazards are not allowed
in the main pathway. Any planter boxes installed in the sidewalk to
improve pedestrian sight distance at driveways must be designed to
reduce the tripping potential and must not extend more than two feet
into the public sidewalk. Traffic signal controller boxes and streetlight
contactor cabinets must be located so as not to interfere with the main
pedestrian path. Buildings shall be designed so that doors do not
swing out into the pedestrian path. Installation of colored or textured
bands to guide pedestrians in the direction of travel is advisable,
subject to the requirements for non-standard sidewalk features. ADA-
compliant curb ramps shall be installed where needed, consistent with
City and WSDOT standard drawings. If such standards cannot be
met, then deviation from standards must be justified on a Design
Justification Form to be filed with the Transportation Department.
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10.

5. To the extent feasible, no new utility vaults that serve only one
development will be allowed within a public sidewalk. Vaults serving a
broader public purpose may be located within a public sidewalk. To
the extent feasible, no utility vaults may be located within the primary
walking path in any sidewalk. All existing vault lids shall be replaced to
be non-slip.

6. No fixed objects, including fire hydrants, trees, and streetlight poles,
are allowed within ten feet of a driveway edge, defined as Point A in
standard drawing SW-140-1 or equivalent. Fixed objects are defined
as anything with breakaway characteristics greater than a four-inch by
four-inch wooden post.

7. No new overhead utility lines will be allowed within or across any right
of way or sidewalk easement, and existing overhead lines must be
relocated underground.

8. A private road street name sign is required to be installed. The
applicant has the option of paying the City to manufacture the street
name sign or having one manufactured by a private vendor. The
applicant is responsible for procuring the sign post and hardware and
is responsible for installation. The specifics of the street name sign will
be determined during the clearing and grading permit.

9. The applicant is required to coordinate mailbox location with the
Bellevue Postmaster and show the mailbox location on the
engineering plans within the site.

Construction of all street and street frontage improvements must be
completed prior to any form of occupancy, including any form of
temporary or phased occupancy. A Design Justification Form must
be provided to the Transportation Department for any aspect of any
pedestrian route adjacent to or across any street that cannot feasibly
be made to comply with ADA standards. Design Justification Forms
must be provided prior to approval of the clear and grade plans for
any deviations from standards that are known in advance. Forms
provided in advance may need to be updated prior to project
completion. For any deviations from standards that are not known in
advance, Forms must be provided prior to project completion.

AUTHORITY: BCC 14.60; Transportation Department Design Manual;
Americans with Disabilities Act
REVIEWER: Ryan Miller, Transportation

Air Pollution from Construction Vehicles and Equipment

Construction vehicles and heavy construction equipment shall emit the least
amount of air pollution as possible. While on city streets, all construction
vehicles shall meet the requirements of the Revised Code of Washington
46.61.655 for covered loads.

AUTHORITY: State Environmental Policy Act, Bellevue City Code, 23.76,
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11.

12.

13.

14.

15.

Revised Code of Washington 46.61.655
REVIEWER: Faheem Darab, Land Use

Boardwalk

The boardwalk along NE Bellevue-Redmond Road must conform to the design
details included in the approved plans. This includes a minimum 8-foot wide
clear width as well as ADA accessible design. As the boardwalk design
develops further and proceeds to construction, the design and construction
must minimize disruption of the tree roots. The City and the applicant’s arborist
must be consulted. In addition, the applicant shall provide the City with an
additional ten PermaTrak precast concrete treads and a 30-foot length of 1/8”
rubber leveling pad for future maintenance purposes.

If an ADA compliant design is found by the City to be impossible, an 8-foot
wide, ADA compliant concrete sidewalk shall be constructed in its place and
trees #746 and #744 may be removed and replaced with two evergreen trees
of at least 2.5-inch caliper each.

AUTHORITY: LUC 20.25D.150
REVIEWER: Faheem Darab, Land Use

Bicycle Parking

The applicant shall provide a covered bicycle parking facility for the public’s use
with room for at least 4 bicycles in accordance with the BelRed Land Use Code
20.25D.120.G.

AUTHORITY: LUC 20.25D.120
REVIEWER: Faheem Darab, Land Use

Final Landscape Plan

The final Landscape Plan shall be submitted and reviewed as part of the
Clearing and Grading Permit application for review by Land Use. Provide
details for any electrical outlets that are proposed to be located within the
planting strips.

AUTHORITY: LUC 20.20.520
REVIEWER: Faheem Darab, Land Use

Street Trees and Right-of-Way Landscaping

All street trees along NE Bellevue-Redmond Road and 132" Avenue NE shall
be planted as specified by Parks Department tree planting standards. The
species to be planted are as follows:

Pseudotsuga Menziesii ‘Douglas Fir': 10’ in height at planting
Quercus Frainetto ‘Forest Green Oak’: 2.5” caliper at planting

AUTHORITY: LUC 20.25D.110.B.3.c. and 20.25D.110.B.3.e
REVIEWER: Faheem Darab, Land Use

Tree Protection

Include a Tree Protection Plan with the project plans submitted for construction
permits and include Tree Preservation Detail Drawing #35 and the City of
Bellevue Development Standards.
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16.

AUTHORITY: BCC 23.76 and Bellevue Development Standards
REVIEWER: Faheem Darab, Land Use

Tree Mitigation Planting

As shown on the Landscape Plan (sheet L-300) the applicant shall install all 17
evergreen trees along, or just inside the perimeter of the north, west and south.
These trees shall be shown on the Final Landscape Plan, submitted as part of

the Clearing and Grading Permit.

AUTHORITY: LUC 20.25D.110.B and C and D
REVIEWER: Faheem Darab, Land Use

C. PRIOR TO ISSUANCE OF BUILDING PERMIT: Unless specified otherwise
below, these conditions must be complied with on plans submitted with the
Building Permit Application:

17.

18.

19.

20.

21.

Compliance with Submittal Requirements

Compliance with the provisions and submittal requirements of RCW 64.55 shall
be reviewed by the Building Department prior to issuance of a permit for
construction.

AUTHORITY: RCW 64.55
REVIEWER: Bob Snyder, Building Division

Accessible Route

At least one accessible route is required to be provided from public
transportation stops, accessible parking, accessible passenger loading zones,
and public streets or sidewalks to the accessible building entrances served.
Building permit drawings are required to demonstrate that these requirements
will be met.

AUTHORITY: IBC 1104.1
REVIEWER: Bob Snyder, Building Division

Private Parking
Parking within the footprint of the townhouse dwelling unit (garage) is limited to
the private parking for that unit only.

AUTHORITY: IRC 302.0
REVIEWER: Bob Snyder, Building Division

Building Materials/Details and Color Samples
The development is subject to the building materials/details and color samples
as shown on the attached plans.

AUTHORITY: LUC 20.25D.150.D
REVIEWER: Faheem Darab, Land Use

Solid Waste/Recycling Collection Facilities

Prior to the issuance of any construction permit, the applicant shall provide a
written document demonstrating that Republic Services (City’s waste hauler
service) has been contacted and has approved the proposed access to the
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recycling and solid waste collection areas for this development. In addition, all

pick-up functions will be handled on-site within the internal access road and all

rights-of-way and public easements shall not be occupied by trash receptacles,
dumpsters, recycling bins or other such items. Trash and recycling bins will be
stored within each residential unit’s garage. Bins will be placed outside garages
on pick-up day, serviced, and replaced back within garages.

AUTHORITY: LUC 20.20.725
REVIEWER: Faheem Darab, Land Use

22. Shielded Lights
In order to mitigate for potential impacts to adjacent properties, including other
residents within the development, any light source emitting from the project
area shall be designed so as not to provide light and glare and spillover offsite.
Cutoff shields shall be used.

AUTHORITY: Land Use Code 20.20.522
REVIEWER: Faheem Darab, Land Use

23. Bicycle Parking
The applicant shall provide a minimum of 4 covered bicycle parking stalls for
public use in accordance with the BelRed Land Use Code 20.25D.120.G and
as shown in the attached plans.

AUTHORITY: Land Use Code 20.25D.120
REVIEWER: Faheem Darab, Land Use

24. Building and Site Plans — Transportation
The building grade and elevations shall be consistent with the curb and
sidewalk grade shown in the approved civil engineering plans. During
construction, city inspectors may require additional survey work at any time in
order to confirm proper elevations. Building plans, landscaping plans, and
architectural site plans must accommodate on-site traffic markings and signs
and driveway design as specified in the engineering plans. Building plans,
landscaping plans, and architectural site plans must comply with vehicle and
pedestrian sight distance requirements, as shown on the engineering plans.

AUTHORITY: BCC 14.60.060, 110, 120, 150, 180, 181, 190, 240, 241
REVIEWER: Ryan Miller, Transportation

25. Existing Easements
Any utility easements contained on this site which are affected by this
development must be identified. Any negative impact that this development
has on those easements must be mitigated or easements relinquished.

AUTHORITY: BCC 14.60.100
REVIEWER: Ryan Miller, Transportation

26. Easements for Signal Control and Street Light Boxes and Vaults
The applicant shall provide easements to the City for location of signal and
street light facilities such as above-grade boxes and below-grade vaults
between the building and sidewalk within the landscape area.
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27.

28.

AUTHORITY: BCC 14.60.100
REVIEWER: Ryan Miller, Transportation

Sidewalk/Utility Easements

The applicant shall provide sidewalk and utility easements to the City such that
the required frontage improvements are located within a pedestrian easement
area.

AUTHORITY: BCC 14.60.100
Reviewer: Ryan Miller, Transportation

Dedication of Right-of-Way

The applicant shall dedicate right of way to the City along the property frontage
such that street improvements to the back of curb are located within the public
right of way.

AUTHORITY: BCC 14.60.090
REVIEWER: Ryan Miller, Transportation

D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY: The following
conditions are required by City Code and supported by City Policy and shall be
complied with prior to issuance of the Temporary Certificate of Occupancy

(TCO):

29.

30.

31.

Addressing of Buildings

The applicant shall contact Jami Fairleigh, Information Technology Department,
regarding the final addressing of each building unit. Addressing shall be
approved by the Fire Department and Transportation Department.

AUTHORITY: Uniform Fire Code 505
REVIEWER: Jami Fairleigh, Information Technology

Street Frontage Improvements

All street frontage improvements and other required transportation elements,
including street light and traffic signal revisions, must be constructed by the
applicant and accepted by the Transportation Department inspector. All
existing street light and traffic signal apparatus affected by this development,
including traffic controllers, pedestrian signal poles, traffic signal poles, and
power sources, must be relocated as necessary. Existing overhead lines must
be relocated underground. All required improvements must be constructed as
per the approved plans or as per direction of the Transportation Department
inspector. Bonding or other types of assurance devices will not be accepted in
lieu of construction, unless the City requires a delay.

AUTHORITY: BCC 14.60; Comprehensive Plan Policy UT-39;
Transportation Department Design Manual, and
Transportation Design Manual Standard Drawings
REVIEWER: Ryan Miller, Transportation

Pavement Restoration
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32.

33.

34.

Pavement restoration associated with street frontage improvements or to repair
damaged street surfaces shall be provided as follows:

Near this project, Bellevue Redmond Road is classified as Standard Trench
Restoration and 132nd Avenue NE is classified as Grind and Overlay
Restoration.

AUTHORITY: BCC 14.60. 250; Design Manual Design Standard #23
REVIEWER: Tim Stever, Right-of-Way/Transportation

Landscape Installation Assurance Device

All site landscaping shall be 100% complete per the plan approved by the City.
Alternatively, the applicant shall submit the following: 1) a red-marked plan
identifying which landscape areas are incomplete; 2) an estimate for the total
cost to complete these areas; and 3) a notarized Assignment of Savings
dedicated to the City for 150% of the estimated cost to complete these areas
per the approved Landscape Plan. The assurance device will be released
upon complete installation and inspection approval by Land Use and Clearing
and Grading.

AUTHORITY: LUC 20.40.490
REVIEWER: Faheem Darab, Land Use

Landscape Maintenance Assurance Device

After final inspection of the landscape installation by Land Use and the Clearing
and Grading inspector, a landscape maintenance assurance device must be
filed with the Development Services Department for a one-year period in the
form of an assignment of savings or letter of credit for 20% of the cost of all
labor and materials for all required landscaping including the right-of-way.

AUTHORITY: LUC 20.40.490
REVIEWER: Faheem Darab, Land Use

Noise Levels/Measurements in Sleeping Areas

Noise levels in sleeping areas shall not exceed 40 dBA. The applicant shall
measure the noise levels in a random sample of the rooms and submit the
findings to the City. If the maximum threshold is exceeded, additional noise
mitigation will be required to meet the threshold prior to the issuance of an
Occupancy Permit.

AUTHORITY: Bellevue City Code 9.18.045B and LUC 20.30F.145
REVIEWER: Faheem Darab, Land Use

E. PRIOR TO ISSUANCE OF SIGN PERMIT(S)

35.

Signage and Individual Sign Permits
There are no implied approvals of proposed signage within this Design Review
approval. comprehensive sign package shall be submitted to the Development
Services Department for review and approval through a Pre-Development
Services (DC) application or a Sign Permit (SA) application. Contents shall
include but is not limited to:

e Location
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Attachments

Lighting

Color Palate
Materials
Design Concept

Signage shall be the minimum necessary to convey information and shall be
architecturally compatible and integrated with the building. Maximum letter and
sign size shall be determined based on proposed location and other design
criteria. Sign Code limitations are not a guaranteed maximum and cannot be
exceeded. Final design review of individual signs and compliance with the
approved sign package will occur through review of each sign permit
application.

No freestanding signs, cabinet signs or signs above the rooftop are permitted
except as permitted in the Sign Code Bellevue City Code 22B.10

AUTHORITY: Bellevue City Code 22B.10 and LUC 20.25D.150.F
REVIEWER: Faheem Darab, Land Use

A. Project Plans
B. Determination of Non-Significance
C. SEPA Checklist
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'UTILITY/ GOVERNING AGENCIES CONTACTS

I OF BELLE/UE (COB) UTILTIES DEPARIMENT
450 LT AVENUE

< I
UTILITY. Y MATRIX
CoNTRACTOR ResPonsiBLITY
00D TALLAL

WORK IN THE RIGHT.-OF WAY, PROVIDE AND INSTALL PR COB REQURSVENTS,
RAIN

TELEPHONE / COMMUNICATIONS / CABLE

STORM DRAINAGE SELLEVOE WA 58009 “RerenTo sToRM o
‘CONTACT: INSPECTOR TO BE ASSIGNED AT PRECON.
WEETING
Phoug. s sz o7
VUE (CO THESE TAND IEPECT ALLPORTIONS O THE
B 10T AVENGE NE WATER ENGINEEING STANDARDS. UNDERGROUND FRE MAI AND APPURTENANC
P.0.BOX 90012 -ALL PUBLI THE | SUPPLY ANDSCTTING OF WATER METERS, WATER WETER BOXES AND
SELLEVUE A saooo OB WATER NOTES. VAULTS TWO INCHES N DIAMETER AND LESS WILLBE BY OB UTILTES
NTACTINSPECTOR T0 B ASSGNED AT PRECON. | INSTALLED BY LINES
CONTRACTOR PER THE COB WATER NOTES.
PHONE:425.452.6577
,TEST TO CONNECTION AS
DiRECTED 81 COB,
IE CONTRACTOR SHALL T iy
WATER - SHOULD THE SR SYSTEN NEED T0 B2 ¢ SHUT O, JORDINATE
TO THE SITE AND ADIACENT
PRoPERTES THROUGHOUT THS SPECFC WORK AND THROUGH ALL HASESOF ConSTRUCTION,
- cor FOR WILLBE RESPONSIBLE FOR ARRANGING/PROVIDING ANY REGUIRED WATER MAN SHUT OF S
WITH THE WATER PURVEYOR DURING WITH WATER MAIN SHUT
G Wik B THE RESPONSIILIY OF THE CONTRACIGR AY NG COST T0.THE GWNER.
FOR AILPLANNED
450 110TH AVENUE NE COB SEWER ENGINEERING STANDARDS (2015). INSPECTIONS
$.0.BOX 90012 AL
SANITARY SEWER BELLEVUE, WA 98009 NOTED ON PLANS.
‘CONTACT: INSPECTOR TO BE ASSIGNED AT PRECON. | -PROVIDE TESTING
EETING (2015) FOR ALL GRAVITY SEWER PIPELINES AND MANHOLES.
Pl - COORDINATE WITH COB UTILITY INSPECTOR AND ENGINEER OF RECORD PRIOR TO VIDEO INSPECTION.
T PROVIDE AND INSTALL SCHEDULE 40 PVC CONDUITS AND JUNCTION BOXES WITH PULL ROPES, STHE UTILTY PROVIDE AND INSTALL ALL
TO ASPHALT BUILDING.

BE DONE
BY COMCAST/FRONTIER'S CONTRACTOR.

Pse)
3130 38TH STREET

COMPLETED PRIOR T0 ASPHALT O CURS PLACEMENT

NDUITS, AND.

wa,
R R VALoez

TACOMA, WA 98409 ING FOR P,
POWER CONTACT: IAVIER VALDEZ
HONE: 253 397.8333 To DEMOLITION.
EMAIL: JAVIER VAL -
PROVIDED BY PSE.
PUGET SOUND ENERGY (PSe) THE PLANS. PSE TO SUPPLY AND T
31305 a1 s LINES WITH PSE BUILDING METERS.
NATURAL GAS TACOMA. PSE TO SUPPLY AND SET GAS MIETERS.

-COORDINATE CONSTRUCTION ACTIVITIES WIT!
UNDERGROUND LINES ARE COMPLETED PRIOR TO ASPHALT OR CURS PLACEMENT.

P
PLANS AND CITY OF BELLEVUE ENGINEERING STANDARDS

HALL PROVIDE ANY AND ALL. 3

TO MEET OR EXCEED THE.

SURVEY INFORMATION

FROM LANKTREE LAND SURVEYING, INC. DATED: 07.05.2017

LEGAL DESCRIPTION v orhers)

PER FIRST AMERICAN TITLE REPORT FILE NO. NCS-851220-WA1, DATED MAY 12, 2017:
PARCEL 1, OF SHORT PLAT NO. 77-14, ACCORDING TO THE SHORT PLAT RECORDED
FEBRUARY 15, 1977 UNDER RECORDING NO. 7702151114, IN KING COUNTY, WASHINGTON.

BASIS OF BEARING naosaot1) per ciry oF setLevue
BASIS OF BEARINGS FOR THIS SURVEY IS NADB3/2011 PER CITY OF BELLEVUE. CITY OF

BELLEVUE CONTROL POINT DESIGNATION 1545 WAS HELD FOR POSITION AND A LINE BETWEEN
‘SAID POINT 1545 AND CITY OF BELLEVUE POINT DESIGNATION NO. 1544 WAS HELD FOR

ROTATION, BEING S73°4810°W.

VERTICAL DATUM

NAVDSS PER CITY OF BELLEVUE

VERTICAL DATUM FOR THIS SURVEY IS NAVDS8 AS ESTABLISHED PER THE PUBLISHED
ELEVATION OF CITY OF BELLEVUE POINT DESIGNATION 647, ELEVATION WAS HELD AT 165.721"

REFERENCE SURVEYS

R1) CITY OF BELLEVUE SHORT PLAT NO. 77-14, RECORDING NO. 7702151114,

Date Plotted: 11/6/2018 9:34:36 AM Filename: \\JUPTER\PROVECTS\ 17000\17127.00.01 — BELLEVUE DOL TOWNHOMES\GML\07-CAD\BCRA\PRODUCTION DWGS\17127¢0.01 By: BBEALS
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VICINITY MAP

ALTA/NSPS

LEGAL DESCRIPTION:
PER FIFST AMERICAN TITLE REPORT FILE NO. NCS-851220-WA1, DATED MAY 12,

. OF SHORT PLAT NO. 77-14, ACCORDING TO THE SHORT PLAT
UED FEBRUARY 15, 1977
MEER RECORDING NO. 7702151114, IN KING COUNTY, WASHINGTON.

OF BEARINGS NADB3(2011) DATUM

'F BEARINGS FOR THIS SURVEY IS NAD83/2011 PER CITY OF BELLEVUE
BELLEVUE CONTROL POINT DESIGNATION 1545 WAS HELD FOR POSITION
LINE BETWEEN SAID POINT 1545 AND CITY OF BELLEVUE POINT

ON NQ. 1544 WAS HELD FOR ROTATION, BEING S73'48'107W.

VERTICAL DATUM

VERTICAL DATUM FOR THIS SURVEY IS NAVD88 AS ESTABLISHED PER THE
PUBLISHED ELEVATION OF CITY OF BELLEVUE PQINT DESIGNATION 647.
ELEVATION WAS HELD AT 185.721"

SITE ADDRESS
13133 NE BELLEVUE-REDMOND ROAD, BELLEVUE WA 98005

ASSESSOR’S PARCEL NUMBER
2825059084

FLOOD INFORMATION

PARCEL IS LOCATED IN ZONE "X” — AREAS DETERMINED TO BE OUTSIDE THE
500—YEAR FLOODPLAIN.

PER FEMA PANEL NUMBER 53D33C0656F, DATED MAY 16, 1995

PARCEL AREA
71,508 sQ FT

REFERENCE SURVEYS
R1) CITY OF BELLEVUE SHORT PLAT NO. 77-14, RECORDING NO. 7702151114,

NOTES
1. ALL DISTANCES SHOWN ON THIS SURVEY ARE IN US SURVEY FOOT.

2. UTILITES ARE SHOWN PER SURFACE OBSERVATIONS, UTILITY PAINT MARKINGS
PER PRIVATE UTILITY LOCATOR ENLISTED AS PART OF THIS SURVEY AND OTHER
AVAILABLE DATA. POTHOLING SHOULD BE PERFORMED TO DETERMINE EXACT
LOCATIONS AND DEPTHS OF UTILUTIES SHOWN HEREON OR OTHER
NON—CONDUCTIBLE UTILITIES.

3, FIELD SURVEY WAS COMPLETED IN JUNE 2017 AND ALL MONUMENTS SHOWN
AS FOUND WERE VISITED AT THIS TIME OR AS NOTED.

4 THIS SURVEY IS A RETRACEMENT OF THE DEEDED DESCRIPTION STATED ABOVE
AND DOES NOT PURPORT TO SHOW ANY UNRECORDED OQWNERSHIP RIGHTS.

5. NO EVIDENCE OF RECENT EARTH MOVING WORK, BUILDING CONSTRUCTION, OR
BUILDING ADDITIONS WERE OBSERVED IN THE PROCESS OF CONDUCTING THE
FIELDWORK.

6. THERE ARE A TOTAL OF 86 PARKING SPACES, 82 REGULAR AND 4 HANDICAP
7. NO ZONING REPORT PROVIDED AS PART OF THIS SURVEY.

PROCEDURE / NARRATIVE:

A FIELD TRAVERSE USING A TRIMBLE S6 TOTAL STATION SUPPLEMENTED WITH
FIELD NOTES AND TRIMBLE RB MODEL 4 NETWORK RTK GPS ROVER, WAS
PERFORMED, ESTABLISHING THE ANGULAR, DISTANCE, AND VERTICAL
RELATIONSHIPS BETWEEN THE MONUMENTS, PROPERTY LINES AND AND
IMPROVEMENTS. THE RESULTING DATA MEETS OR EXCEEDS THE STANDARDS
FOR LAND BOUNDARY SURVEYS AS SET FORTH IN WAC 332-130-090.

LAND TITLE SURVEY

SPECIAL EXCEPTIONS:
PER FIRST AMERICAN TITLE REPORT FILE NO. NCS-851220-WA1, DATED
JUNE 9, 2017:

ITEMS 1-2) ITEMS REGARDING TAXES AND FISCAL RESPONSIBILITY.
(NON SURVEY RELATED ITEMS)

ITEM 3) ITEM REGARDING KING COUNTY TREATMENT CAPACITY CHARGE, AS
AUTHORIZED UNDER RCW 35.58 & KING COUNTY CODE 28.84.050.
(NON SURVEY RELATED ITEM)

ITEM 4) FACILITY CHARGES, IF ANY, INCLUDING BUT NOT LIMITED TO
HOOK-UP, OR CONNECTION CHARGES AND LATECOMER CHARGES FOR WATER
OR SEWER FACILITIES OF CITY OF BELLEVUE AS DISCLOSED BY INSTRUMENT
RECORDED NOVEMBER 08, 1977, DECEMBER 20, 1996 AND DECEMBER 22,
2011 AS RECORDING NOS. 7711090948, 9612200938 AND
20111222000589. (NON SURVEY RELATED [TEM)

ITEM 5) A LEASE DATED UNDISCLOSED, EXECUTED BY 13133 BEL-RED ROAD,
LLC, A LIMITED LIABILITY COMPANY, FOR ITS HEIRS, EXECUTORS,
ADMINISTRATORS, SUCCESSORS, AND ASSIGNS AS LESSOR AND THE STATE OF
WASHINGTON, DEPARTMENT OF LICENSING ACTING THROUGH THE DEPARTMENT
OF ENTERPRISE SERVICES AS LESSEE, FOR A TERM OF DCTOBER 1, 2014
AND ENDING SEPTEMBER 30, 2019 RECORDED OCTOBER 17, 2013 AS
RECORDING ND. 20131017001362 OF OFFICIAL RECORDS. SAID LEASE,
AMONG OTHER THINGS PROVIDES FOR: THE LEASE MAY, AT THE OPTION OF
THE LESSEE, BE RENEGOTIATED FOR AN ADDITIONAL FIVE (5) YEARS.

(NON SURVEY RELATED ITEM)

ITEM 6) RIGHT TO MAKE NECESSARY SLOPES FOR CUTS OR FILLS UPON
SAID PREMISES FOR ROAD AS GRANTED BY DEED RECORDED DECEMBER 16,
1943 UNDER RECORDING NO. 3355043

(BLANKET IN NATURE AFFECTING PROPERTY ALONG THE WEST MARGIN OF
132ND AVENUE SOUTHEAST- NOT PLOTTABLE)

ITEM 7) EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN:
RECORDING DATE: JANUARY 26, 1973

RECORDING INFORMATION: 7301260478

IN FAVOR OF: CITY OF BELLEVUE

FOR: LANDSCAPING, SIDEWALKS, TRAILS, STREET LIGHTING, TRAFFIC SIGNAL
EQUIPMENT, WITH NECESSARY APPURTENANCES AND SLOPE RETAINING
STRUCTURES OR NECESSARY CUT AND FILL SLOPES.

(AS SHOWN ALONG THE SOUTH MARGIN OF BELLEVUE-REDMOND RDAD,
NORTHERLY 20’ OF PROPERTY)

ITEM 8) THE TERMS AND PROVISIONS CONTAINED IN THE DOCUMENT ENTITLED
"CONCOMITANT ZONING AGREEMENT" RECORDED JANUARY 18, 1977 AS
RECORDING NO. 7701180812 OF QFFICIAL RECORDS. DOCUMENT(S)
DECLARING MODIFICATIONS THEREOF RECORDED NOVEMBER 23, 1977 AS
RECORDING NO. 7711231142 OF OFFICIAL RECORDS. (AGREEMENT CREATING
RESTRICTIONS AND PROVISIONS OF USES OVER THE SOUTH 110+ OF THE
PROPERTY. RESTRICTIONS ON THE ENTIRE AGREEMENT AREA FOR USE FOR
PARKING, REQUIREMENTS OF ENTRY TO BEL—RED ROAD AND 132ND AVENUE
NE, AND LIGHTING. DOCUMENTS ALSO CONTAIN PROVISIONS FOR THE
PLACEMENT OF LANDSCAPE SCREENING ALONG SOUTH AND EAST PROPERTY
LINES. AREA OF AGREEMENT AND LANDSCAPE SCREENING SHOWN HEREON.)

SPECIAL EXCEPTIONS (CONTINUED):

ITEM 9) RESTRICTIONS, CONDITIONS, DEDICATIONS, NOTES, EASEMENTS AND
PROVISIONS, IF ANY, AS CONTAINED AND/OR DELINEATED ON THE FACE OF
THE SHORT PLAT NO. 77-14 RECORDED FEBRUARY 15, 1977 AS RECORDING
NO. 7702151114, IN KING COUNTY, WASHINGTON,

(SHOWN HEREON- INCLUDES 20’ EASEMENT FOR UNDEFINED PURPOSE AND
DEDICATION OF PORTION DEDICATED IN NORTHEAST CORNER OF PROPERTY)

ITEM 10) EASEMENT, INCLUDING TERMS AND PROVISIONS CONTAINED THEREIN:
RECORDING DATE: MARCH 07, 1977

RECORDING INFORMATION: 7703070941

IN FAVOR OF: PUGET SOUND ENERGY, INC., A WASHINGTON CORPORATION
FOR: ELECTRIC AND/OR GAS TRANSMISSION AND/OR DISTRIBUTION SYSTEM
(SHOWN HEREON, NEAR THE NORTHEAST CORNER OF THE BUILDING)

ITEM 11) MAINTENANCE AGREEMENT WITH AMERICAN BUILDING MAINTENANCE
COMPANY DATED JUNE 15, 1997 AS DISCLOSED BY WARRANTY DEED
RECORDED AUGUST 07, 1980 UNDER RECORDING NUMBER 8008070431
(NON SURVEY RELATED ITEM)

ITEM 12) DEED OF TRUST AND THE TERMS AND CONDITIONS THEREOF.
GRANTOR/TRUSTOR: 13133 BEL-RED ROAD LLC, A WASHINGTON LIMITED
LIABILITY COMPANY

GRANTEE/BENEFICIARY: WASHINGTON TRUST BANK

TRUSTEE: UPF WASHINGTON, INCORPORATED

RECORDED: MARCH 23, 2016

RECORDING INFORMATION: 20160323000450

ITEMS 13-19 TITLE COMPANY CONCERNS. (NON SURVEY RELATED [TEMS)

L
CEDAR COAST CAPTTAL CORP., AND

AMERICAK TITLE MSURNNCE CONPANY.

H
ok

ALTA/NSPS LAND TITLE SURVEY
PTN OF THE SE1/4 OF SEC. 28,

Title:

TWP. 26 N., RGE 5§ EAST, W. M.

CITY OF BELLEVUE
KING COUNTY STATE OF WASHINGTON

CEDAR COAST CAPITAL CORP
1021 WEST HASTINGS STREET, SUITE 1200

For:

VANCOUVER, BC V6E 0C3
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SITE AND SURFACING LEGEND

—— — — —— PROPERTY/RIGHT-OF-WAY LINE
——————— TREE RETENTION SETBACK LINE

— - — - — - — BUILDING SETBACKLINE

FRONTAGE IMPROVEMENT EASEMENT LINE
ASPHALT PAVEMENT

CEMENT CONCRETE SIDEWALK
CEMENT CONCRETE PAVEMENT (o)
ABOVE-GRADE BOARDWALK STRUCTURE
RETAINING WALL

SIGN

PRECAST CONCRETE WHEELSTOP
JUNCTION BOX

LUMINAIRE

MAILBOX

g
2
£

H
H
8
2

<
(2 4
&
m

T 250627.4367 F 250,627 430

MO BaT

IMPERVIOUS AREA COVERAGE:

BUILDING IMPERVIOUS AREA: 22,144 SF
PAVEMENT IMPERVIOUS AREA: 20,390 SF
TOTAL IMPERVIOUS ARE/

TOTAL SITE AREA: 71,500 SF
IMPERVIOUS PERCENTAGE: 50.5%

GENERAL NOTES:
1

REFER TO LANDSCAPE PLAN FOR REQUIRED LANDSCAPING AND
SCREENING FOR MECHANICAL EQUIPMENT.

ANY EXISTING STREET TREES IMPACTED BY NEW DRIVEWAYS SHALL
BE RELOCATED OR REPLACED.

PROTECT EXISTING TREES TO REMAIN PER CITY OF BELLEVUE BMP

o
4. INSTALL SIGN POSTS PER CITY OF BELLEVUE DETAIL SG-100-1. Date: 2018 1206 10:43.14 080"
5. REFER TO SHEETS C0.02 AND C0.03 FOR GENERAL NOTES. -

SHEET NOTES:

CEMENT CONCRETE SIDEWALK PER DETAIL.

S — WHEEL STOP PER DETAIL.
&

FIRE LANE STRIPING PER DETAL {75

'STOP” SIGN PER DETAIL.

4" WIDE WHITE PAINT LINE

ATTACHED

REFER TO SHEETS C6.01 & 6.02
FOR FRONTAGE IMPROVEMENTS

JA0h)
2 o] i % INSTALL END OF ROAD MARKER SIGN PER DETAIL .
1606 SQFT
e i BIKE SHELTER. REFER TO LANDSCAPE PLANS.
% > PROPOSED SEGMENTAL BLOCK RETAINING WALL. WALL TO BE
s < BIDDER DESIGNED.
% [a] PROPOSED DRIVEWAY APPROACH PER CITY OF BELLEVUE DETAIL
P =z SW-150-1
o N
e [ae] CEMENT CONCRETE PAVEMENT PER DETAIL
-3 P a7

AP RGN
oae Blasa s

STREET NAME SIGN TYPE 1 PER CITY OF BELLEVUE DETAIL
$G-130-1.

PEREEE PO B PLRRELEBY

BELLEVUE DOL TOWNHOMES

20' SIDE ABOVE GRADE BOARDWALK STRUCTURE PER DETAIL. E
o108 seTaacK H
\ ( REFER TO LANDSCAPE PLANS FOR OPEN SPACE DESIGN. -
=
CONNECT TO EXISTING SIDEWALK. 2
x5
[ z
Ve ‘CURB RAMP PER DETAIL. EES
10'TREE RETENTION = o=
sk 7 & TALL FENCE. REFER TO LANDSCAPE PLANS. O o
\ g 5¥
d| EE
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CATCH BASIN TYPE 1

CATCH BASIN TYPE 2
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STORM DRAINAGE LEGEND

STORM DRAIN LINE
RD———— ROOF DRAIN LINE
— — —FD— — —FD~— FOOTING DRAIN LINE
STORM/ROOF DRAIN CLEAN OUT
CATCH BASIN TYPE 1
CATCH BASIN TYPE 2

MODULAR WETLAND TREATMENT VAULT
W/ GRATE INLET

M Q@ue

AREA DRAIN
TRENCH DRAIN

GENERAL NOTES

REFER TO C4.02 AND C4.03 FOR STORM DRAINAGE PLAN AND
PROFILES.

ALL STORM DRAINAGE CLEANOUTS SHALL BE PER CITY OF
BELLEVUE STANDARD DETAIL D-52.

ROOF DRAINS WILL BE DIRECTLY CONNECTED TO TANKS.
INVERT ELEVATION OF ROOF DRAINS SHALL BE 3 MIN. BELOW
FINISHED GRADE.

DETENTION TANKS WILL NOT SLOPE. INVERT ELEVATIONS FOR
EACH TANK ARE NOTED ON PLANS.

REFER TO C4.07 FOR CONTECH CMP DETENTION TANK
CONFIGURATION. TANKS REQUIRE FOOTING DRAIN AROUND
FACILITY AND CHECK VALVE WITH DIRECT CONNECTION

SHEET NOTES
(D) HODULAR HETLAD 101 IO LTRATION STRUCTURE T4 GAATE )

INLET PER DETAIL.

((Z) CONNECT TO EXISTING CATCH BASIN,

((3) CONNECT TO EXISTING STORM LINE. FIELD VERIFY EXISTING
LOCATION AND DEPTH. NOTIFY ENGINEER IF PROPOSED DESIGN
CONFLICTS WITH FILED CONDITIONS.

() RETAINING WALL REFER TO GRADING PLAN.

(5) 10 LF PERFORATED DOWNSPOUT CONNECTION PER DETAIL

(6) TRENCH DRAIN PER DETAL. [

() FOOTING DRAIN PER DETAIL 3

(8) 80" CMP DETENTION TANK. 6 SEDIMENT STORAGE AT THE
BOTTOM OF TANK PER DETAIL.

84" CMP DETENTION TANK. 6" SEDIMENT STORAGE AT THE
BOTTOM OF TANK PER DETAIL.

EDIERIED)

(16) 9 CMP DETENTION TANK. 6 SEDIMENT STORAGE AT THE
{19) BOT0M OF TANK PER DETAI

(11) AREA DRAIN PER CITY OF BELLEVUE STANDARD DETAIL D-16.
(12) DETENTION TANK ACCESS RISER PER DETAIL @

(i) DOWNSPOUT COMNEGTION PER DETAIL REFER To BULDING/ T
PLANS FOR EXACT DOWNSPOUT LOCATIONS.

@

INLET PER DETAIL.
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SHEET NOTES
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SIGNAL PLANS.
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(5) EXISTING POLE TO BE REPLAGED. REFER T0 TRAFFC SIGNAL PLANS.
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FRONTAGE IMPROVEMENTS LEGEND

PROPERTY / RIGHT-OF-WAY LINE
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— BUILDING SETBACK LINE
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SITE AND SURFACING LEGEND

NOTES:

PROPERTY/RIGHT-OF-WAY LINE

BUILDING SETBACK LINE
ABOVE-GRADE BOARDWALK STRUCTURE
RETAINING WALL
SIGN
PRECAST CONCRETE WHEELSTOP
JUNCTION BOX
LUMINAIRE
EXISTING VIABLE CONIFEROUS /
DECIDUOUS TREE
TREE DRIPLINE
EXISTING TREE TO BE

IOVED.

1. REFER TO SHEET C7.02 & C7.03 FOR EXISTING SIGNIFICANT
TREE SIZE, SPECIES AND TREE RETENTION CALCULATIONS.
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TREE DENSITY CALCULATION (TREE #)
TOTAL NUMBER OF ONSITE TREES 8" OR GREATER DEEMED "SIGNIFICANT" 73
Toot | msation | oo | B - Wimgs | O im
o | T | o o |
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v e | = o g |
TOTAL NUMBER OF SIGNIFICANT PERIMETER TREES (HEATHY AND UNHEALTHY) 38
— 1 ! |
SAFETY HAZARD TREES TO BE REMOVED "
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TREES REMOVED FOR REQUIRED FRONTAGE IMPROVEMENTS 0
v " NET TOTAL PERIMETER TREES 24
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SHEET L'201 EA§EMENT‘

\V) —
ED P\O s AABOVE GRADE ADA ACCESSIBLE
cLR BoHOTACK e oL P s -
o) DETAILS FOR MORE
INFORMATION

I VEGETATIVE SCREENING AT EDGE OF
| prgl OPEN SPAGE AREA.
— = — = =
1 Lr il ]
T —

f

P | 1,863 SF. UNPAVED USABLE OPEN SPACE
= | WITH VEGETATIVE SCREENING.
‘SEE LANDSCAPE PLAN L-300
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“ SHEET L-203 -

A e N . St~

0 20 60 feet
8‘ LAYOUT AND MATERIAL PLAN SCHEDULE AND NOTES m
0 SCALE: 1" =20

NORTH

MULTI-FAMILY PLAY AREA CALCULATIONS

PER LUC 20.20.540:

NEW MULTIFAMILY DEVELOPMENTS OF 10 UNITS OR MORE SHALL BE REQUIRED TO PROVIDE A MINIMUM OF
UNPAVED, USABLE OPEN SPACE WITH LAWN OR OTHER SOFT SURFACE FOR AN OUTDOOR CHILDREN'S PLAY
AREA, PLUS AN ADDITIONAL 50 SQUARE FEET OF USABLE OPEN SPACE FOR EACH ADDITIONAL UNIT BEYOND
THE INITIAL 10 UNITS, UP TO MAXIMUM OF 10,000 SQUARE FEET.

THE MINIMUM DIMENSION SHALL BE 25'

BERMS, VEGETATIVE SCREENING OR FENCING SHOULD SEPARATE THE PLAY AREA FROM DRIVING AND
PARKING AREAS.

RESIDENTS SHOULD HAVE CONVENIENT ACCESS.

THE DESIGN SHOULD INVITE A VARIETY OF ACTIVE AND PASSIVE RECREATIONAL ACTIVITIES APPROPRIATE
FOR CHILDREN BY UTILIZING UNIQUE NATURAL FEATURES, CREATING GENTLE SLOPES OR BERMS, OR
PROVIDING OTHER AMENITIES SUCH AS BENCHES OR PLAY EQUIPMENT.

BELLEVUE DOL TOWNHOMES = 31UNITS.

EQUATION FOR PLAY AREA REQUIRED:
800 SF BASE + (50 SF x 21 ADDITIONAL UNITS) = 1850 SF PLAY AREA REQUIRED.

EQUATION FOR TOTAL PLAY AREA PROVIDED:
1863 SF PLAY AREA PROVIDED.

T 2858274087 F 283,021,439 WWLECROESINCOM
2108 PACFIC NENEE, SUTE 300, TACONA, VA 98402
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100" TREE RETENTION
SETBACK

ABOVE GRADE ADA ACCESSIBLE
BOARDWALK. SEE CIVIL PLANS AND
ETAILS FOR MORE

INFORMATION

F———————————
SHEET L-301

EXISTING TREE TO REMAIN AND BE PROTECTED, TYP.
‘SEE CIVIL FOR TREE RETENTION PLAN

ul
L RED woF

200" TREE RETENTION
E:

200" TREE RETENTION
SET!

e s

e 1% LANDSCAPE PLAN- OVERALL

SCALE: 1"

MATERIALS PLAN PLANT SCHEDULE Eg
PLANTING TREES BOTANICAL NAME / COMMON NAME CONT cAL size ary DETAL s
SYMBOL  DESCRIPTION ary g
ROOT BARRIER - 60" ON EACH SIDE. SEE SPECIFICATION 320 LF B
]
H
;
]
i
l ACER JAPONICUM SANGO KAKU' / CORALBARK AMUR MAPLE 15GAL 15 71500 FH
ol atS
g
i
:l
2
i
E
<
H % ACER PALMATUM ‘BLOODGOOD' / BLOODGOOD JAPANESE MAPLE B&B 25°CAL 4 7IL-500
#I
8
3 . STATE OF
AMELANCHIER ALNIFOLIA PRINCESS DIANA" / SERVICEBERRY 15 GAL 7 71500 WASHINGTON
REGISTERED
LANDSGAPE ARCHITECT
l CALOGEDRUS DECURRENS /INGENSE CEDAR eca - . o0 e
)Ll exmReS BN 8872852018
CORNUS X 'RUTGAN' / STELLAR PINK DOGWOOD B&B 25'CAL 10 71500
PSEUDOTSUGA MENZIESII / DOUGLAS FIR EXISTING 10° MIN. HT. 9 61L-500
I QUERCUS FRAINETTO / FOREST GREEN OAK B&B 25CAL 9 71500
THUJA PLICATA / WESTERN RED CEDAR B&B 10° MIN. HT. 4 61L-500
BOTANICAL NAME / COMMON NAME size ary DETAL
® AGAPANTHUS AFRICANUS "BLUE" / BLUE LILY OF THE NILE 5GAL 63 21L-500
‘CAMELLIA SASANQUA “SETSUGEKKA' / WHITE CAMELLIA 5GAL 38 21500
&
. w
2 z o] CORNUS SERICEA KELSEY! / KELSEYI DOGWOOD 3GAL 223 211500 =
] [e]
@ I
H o] DEUTZIA GRACILIS ‘CHARDONNAY PEARLS' TM / CHARDONNAY PEARLS DEUTZIA 5 GAL 52 2/L-500 =
H S
8 © HAKONECHLOA MACRA "ALL GOLD' / JAPANESE FOREST GRASS 3GAL 159 2/L-500 2
o) YORANGEA QUERGIFOLIA/ OAKLEAF HYDRANGEA soa u 0 :
O%
© MAHONIA AQUIFOLIUM / OREGON GRAPE 5GAL 60 2/L-500 aes
&z
8
¢ wee
0 MYRICA CALIFORNICA / PACIFIC WAX MYRTLE 5GAL 3 21500 SE2
> z é
PROPERTY LINE kol POLYSTICHUM MUNITUM / WESTERN SWORD FERN 5GAL 361 21500 MEE
THCK LANDSOAPE | j ; g
ol PRUNUS LAUROCERASUS "OTTO LUYKEN" / LUYKENS LAUREL 2GAL 31 20 (5 g E
& meo8
PROPERTY [0} RHAPHIOLEPIS UMBELLATA "MINOR' / DWARF YEDDA HAWTHORNE STANDARD 5GAL 54 2/L-500
SETBACK
50" TREE —
RETENTION [©] HINO-CRIMSON' / AZALEA 3GAL 45 21500
SETBACK —
DRIVEWAY & RHODODENDRON OCCIDENTALE / WESTERN AZALEA 3GAL m 21500 | T
® SARCOCOCCA HOOKERIANA DIGYNA "PURPLE STEW' / PURPLE STEM SWEETBOX 5 GAL. ) 211500
o] VACCINIUM OVATUM / EVERGREEN HUCKLEBERRY 3GAL 136 2/L-500
11,0518
0] VIBURNUM TINUS "SPRING BOUQUET" / SPRING BOUQUET LAURESTINUS 3GAL 1 21500 | wmme
7127
GROUND COVERS  BOTANICAL NAVE / COMMON NAME CONT SPACING QY DETAL | SmAE
G S G/ e st =
AJUGA REPTANS / CARPET BUGLE FLAT 4TOSF 4500
PROPOSED STREET OVERALL LANDSCAPE
LIGHT LOCATION, TYP.
SEE LIGHTING PLAN PLAN AND SCHEDULE
|:| SLECHNUM SPIGANT 10558 FERN son o wror
|:| FRAGARIA CHLOENS'S | BEACH STRANBERRY roa s s
|:| LIRIOPE SPICATA / CREEPING LILY TURF 1GAL 180c  2914SF i o
S
- N |:| TURF SEED DROVGHT TOLERANT DWARF FESCUE BLEND seeo amsse s

NORTH
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PLANTING NOTES:

1. LANDSCAPE CONTRACTOR SHALL LOCATE ALL TREES, SHRUBS AND

PLANTING BEDS ACCORDING TO LOCATIONS SHOWN ON DRAWINGS. ALL

PLANTING LOCATIONS SHALL BE SUBJECT TO REVIEW AND APPROVAL BY

LANDSCAPE ARCHITECT PRIOR TO THE START OF PLANTING OPERATIONS.

LANDSCAPE CONTRACTOR SHALL MAKE MODIFICATIONS IN LOCATIONS AS

DIRECTED BY LANDSCAPE ARCHITECT.

THE PLANT SCHEDULE IS FOR CONTRACTOR'S CONVENIENCE ONLY, THE

CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING EXISTING

CONDITIONS AND REPORTING IN WRITING TO THE LANDSCAPE ARCHITECT

ANY CONFLICTS RELATIVE TO IMPLEMENTATION OF THE LANDSCAPE

CONSTRUCTION DOCUMENTS. BCRA SHALL NOT ASSUME ANY ERRORS OR

OMISSIONS IN THE PLANT SCHEDULE LISTED HEREIN. THE PLANT SYMBOLS

SHOWN ON THE LANDSCAPE PLAN SHALL PREVAIL SHOULD THERE BE ANY

DISCREPANCIES IN QUANTITIES BETWEEN THE PLAN AND PLANT SCHEDULE.

LANDSCAPE CONTRACTOR SHALL PROVIDE PLANT PROTECTION AND

MAINTENANCE THROUGHOUT INSTALLATION AND UNTIL FINAL ACCEPTANCE

OF LANDSCAPE INSTALLATION AS FOLLOWS:

ALL PLANT MATERIAL SHALL BE PROTECTED, FROM TIME OF DIGGING TO

TIME OF FINAL ACCEPTANCE, FROM INJURY, EXCESSIVE DRYING FROM

WINDS, IMPROPER VENTILATION, OVER-WATERING, FREEZING, HIGH

TEMPERATURES, OR ANY OTHER CONDITION DAMAGING TO PLANTS.

PLANT MATERIAL SHALL BE PLANTED ON THE DAY OF DELIVERY IF

POSSIBLE. ALL PLANTS NOT PLANTED ON THE DAY OF DELIVERY SHALL

BE PLACED IN A TEMPORARY NURSERY AND KEPT MOIST, SHADED, AND

PROTECTED FROM THE SUN AND WIND. EACH ROOTBALL SHALL BE

COVERED ENTIRELY WITH MULCH. ALL PLANT MATERIALS SHALL BE

INSTALLED PER THE PLAN DRAWINGS AND SPECIFICATIONS.

LANDSCAPE CONTRACTOR SHALL PROVIDE PLANT MATERIALS THAT

COMPLY WITH THE REQUIREMENTS OF THE MOST RECENT ANSI Z 60.1

"STANDARDS FOR NURSERY STOCK" UNLESS OTHERWISE SPECIFIED.

CALIPER OF B&B TREES SHALL BE TAKEN 6 INCHES ABOVE THE GROUND

UP TO AND INCLUDING 4 INCH CALIPER SIZE, AND 12 INCHES ABOVE THE

GROUND FOR LARGER SIZES.

PLANTING MAINTENANCE SHALL INCLUDE WATERING, WEEDING,

CULTIVATING, RESETTING PLANTS TO PROPER GRADES OR POSITION,

RE-ESTABLISHING SETTLED GRADES. HERBICIDE IS NOT RECOMMENDED

FOR ONE YEAR FOLLOWING LANDSCAPE INSTALLATION.

E) PLANT MAINTENANCE SHALL INCLUDE THOSE OPERATIONS NECESSARY
TO PROPER GROWTH AND SURVIVAL OF ALL PLANT MATERIALS.
CONTRACTOR SHALL PROVIDE THIS WORK IN ADDITION TO SPECIFIC
WARRANTY/GUARANTEES.

CONTRACTOR SHALL VERIFY AND MAINTAIN ALL SETBACKS, CLEAR ZONES

AND SIGHT TRIANGLES REQUIRED BY ALL LOCAL AND MUNICIPAL CODES

WHERE APPLICABLE.

. LANDSCAPE CONTRACTOR SHALL ENSURE THAT THE LANDSCAPE
INSTALLATION IS COORDINATED WITH THE PLANS PREPARED BY OTHER
CONSULTANTS SO THAT THE PROPOSED GRADING, STORM DRAINAGE OR
OTHER PROPOSED CONSTRUCTION DOES NOT CONFLICT WITH NOR
PRECLUDE INSTALLATION AND MAINTENANCE OF LANDSCAPE ELEMENTS AS
DESIGNATED ON THIS PLAN.

. ALL AREAS SUBJECT TO CLEARING AND GRADING THAT HAVE NOT BEEN
COVERED BY IMPERVIOUS SURFACE, INCORPORATED INTO A DRAINAGE
FACILITY OR ENGINEERED AS STRUCTURAL FILL OR SLOPE SHALL, AT
PROJECT COMPLETION, DEMONSTRATE THE FOLLOWING:

A) GENERAL SOIL REQUIREMENTS: THE TOPSOIL LAYER SHALL HAVE A
MINIMUM DEPTH OF EIGHT INCHES EXCEPT WHERE TREE ROOTS LIMIT
THE DEPTH OF INCORPORATION OF AMENDMENTS NEEDED TO MEET
THE CRITERIA. SUBSOILS BELOW THE TOPSOIL LAYER SHOULD BE
SCARIFIED AT LEAST 4 INCHES WITH SOME INCORPORATION OF
THE UPPER MATERIAL TO AVOID STRATIFIED LAYERS, WHERE
FEASIBLE. THE TOPSOIL LAYER SHALL HAVE AN ORGANIC MATTER
CONTENT OF 5% DRY WEIGHT FOR TURF AREAS. AND 10% DRY
WEIGHT FOR PLANTING BEDS (TYPICALLY AROUND 20-25%

COMPOST FOR TURF AREAS AND 35-40% COMPOST FOR PLANTING

AREAS). SOIL pH SHOULD BE 5.5-6.5 FOR TURF AREAS, 5.5-7.0 FOR

PLANTING AREAS AND 4.5-5.5 FOR AREAS PLANTED WITH

ACID-TOLERANT OR NATIVE PLANTINGS.

REQUIREMENTS FOR AMENDING EXISTING SOIL IN PLACE: PLANTING

BEDS - PLACE AND ROTOTILL 3 INCHES OF COMPOSTED MATERIAL

INTO 6.5 INCHES OF EXISTING SOIL FOR A TOTAL DEPTH OF 9.5

INCHES, AND A SETTLED DEPTH OF 8 INCHES. SUBSOILS

BELOW THIS LAYER SHOULD BE SCARIFIED AT LEAST 4

INCHES, FOR A FINISHED MINIMUM DEPTH OF 12 INCHES OF

UNCOMPATED SOIL. DO NOT SCARIFY WITHIN DRIP LINES OF

EXISTING TREES TO BE RETAINED.

REQUIREMENTS FOR APPLYING IMPORTED TOPSIOL:

PLANTING AREAS-SCARIFY OR TILL SUBGRADE IN TWO DIRECTIONS TO

6 INCHES DEPTH. ENTIRE SURFACE SHOULD BE DISTURBED BY

SCARIFICATION. DO NOT SCARIFY WITHIN DRIP LINES OF

EXISTING TREES TO BE RETAINED. PLACE 4 INCHES OF IMPORTED

TOPSOIL MIX ON SURFACE.

REQUIREMENTS FOR REAPPLYING STOCKPILED TOPSOIL:

PLANTING BEDS: REAPPLY STOCKPILED SOIL AND ROTOTILL IN 3

INCHES OF COMPOSTED MATERIAL FOR A COMBINED MINIMUM

DEPTH OF 8 INCHES OF SOIL AND COMPOST.

RAKE BEDS TO SMOOTH, CLEAN AND REMOVE ALL ROCKS, ROOTS AND

DEBRIS OVER 1 INCH IN DIAMETER. WATER OR ROLL TURF AREAS TO

COMPACT SOIL TO 85 PERCENT OF MAXIMUM. FINISH GRADE SHALL BE

AT LEAST3 INCHES BELOW ADJACENT HARD SURFACES FOR

PLANTING AREAS TO ALLOW FOR APPLICATION OF MULCH. FINISHED

GRADE FOR TURF AREAS SHALL BE AT LEAST 2 INCHES BELOW

ADJACENT HARD SURFACES. ALL PLANTING AREAS MUST

BE MULCHED WITH 2 INCHES OF ORGANIC MATERIAL.

b
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GENERAL NOTES:

VERIFY ALL EXISTING CONDITIONS PRIOR TO BEGINNING WORK. BE AWARE OF ANY
UNDERGROUND UTILITIES. PROTECT ALL EXISTING SITE FEATURES TO RESIST POTENTIAL
DAMAGE BY SITE CONSTRUCTION OPERATIONS. AVOID ANY WORK BEYOND SCOPE OF
PROJECT AREA.

. COORDINATE ALL DISCIPLINES AND SITE CONSTRUCTION THAT WILL BE NEEDED TO
COMPLETE THE PROJECT IN THE TIME FRAME GIVEN AND WITHIN BUDGET. ALL ACCESS TO
SITE, USE OF UTILITIES, STORAGE, AND OTHER REQUIREMENTS SHALL BE COORDINATED
PRIOR TO BEGINNING WORK.

. NOTIFY OWNER/LANDSCAPE ARCHITECT IMMEDIATELY UPON DISCOVERY OF UNFORESEEN
SITE CONDITIONS OR PLAN DISCREPANCIES. NO CHANGE TO SPECIFIED WORK SHALL BE
COMPLETED WITHOUT VERIFICATION OF EXISTING CONDITIONS AND WRITTEN APPROVAL OF
MODIFICATION BY THE LANDSCAPE ARCHITECT.

BICYCLE PARKING CALCULATIONS:

PER LUC 20.25D.120.G, ONE BICYCLE PARKING SPACE IS REQUIRED FOR EVERY
TEN UNITS.

FIFTY PERCENT OF THE BICYCLE PARKING SPACES MUST BE PROTECTED FROM
RAINFALL BY COVER..

N

w

BELLEVUE DOL TOWNHOMES PROVIDES 31 UNITS.
31 UNITS x 0.1 SPACES PER UNIT = 3.1 BICYCLE PARKING SPACES REQUIRED.

4 SPACES ARE PROVIDED IN BELLEVUE DOL TOWNHOMES. ALL 4 ARE
PROTECTED.

SEE SHEET L-300 AND L-303 FOR BICYCLE PARKING LOCATION

STREET FRONTAGE REQUIREMENTS:

PER LUC 20.25D.110.B.3.c.
6' W SIDEWALKS PER COMMENT RESPONSE 18-108498-LD

e 20'PLANTING

e+ MINIMUM 5 EVERGREEN & DECIDUOUS TREES PER 1000 SQUARE FEET,
WITH NO MORE THAN 40% TO BE DECIDUOUS
EVERGREEN SHRUBS SPACED 3'O.C.
LIVING GROUND COVER TO COVER PLANTING AREAS WITHIN 3 YEARS
AT LEAST 50% OF THE PLANTING SPECIES TO BE NATIVE

INTERIOR PROPERTY LINE BUFFERS:

PER LUC 20.25D.110.D:
e A10'W LANDSCAPE BUFFER IS REQUIRED ALONG AN INTERIOR
PROPERTY
es  TO FEATURE EVERGREEN AND DECIDUOUS TREES WITH NO MORE
THAN 50% AS DECIDUOUS
SHRUBS AT MIN. 3.5'H
LIVING GROUND COVER TO COVER BUFFER AREA WITHIN 3 YEARS.

TREE REPLACEMENT:

PER LUC 20.20.900

TOTAL DIAMETER OF INTERIOR TREES = 474
REQUIRED RETENTION 15% OF INTERIOR TREES = 71
RETAINED TREES TOTAL DBH = 103

ACTUAL % OF RETAINED INTERIOR TREES = 22%

NO TREE MITIGATION REQUIRED

TOTAL NUMBER OF SIGNIFICANT PERIMETER TREES = 38

SAFETY HAZARD TREES TO BE REMOVED = 11

TREES REMOVED FOR REQUIRED FRONTAGE IMPROVEMENTS = 3
% OF NET TOTAL RETENTION = 100%

PER THE ARBORIST REPORT SUMMARY:

+1In summary:

Tree Density Calculation (Tree #)

Total Number of Onsite Trees 8 or greater deemed "significant” 73
Total Number of Significant Perimeter Trees (Heathy and Unhealthy) 38
Total number of Number of Interior Trees (Healthy and Unhealthy) 35
Total Number of Significant Perimater Trees (Heathy and Unhealthy) gL
Salety Hazard Trees to be Removed 11
Trees Remaved for Required Frontage Improvements 3
Mel Tolal Perimeter Treas 29
%, of Net Total retainad trees 24/24 100%
Total Diameter of Interior Treas (inches) 474
Total diameter of Trees Listad as Poor (inches) 105
Met total of di (inches) 360
Required retentlon 15% of Interfor trees (474*.15) 71
Rotained trees total DBH 103
Actual % of Retained Interior Trees (103 /474)

22% i
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IRRIGATION SCHEDULE

/1 IRRIGATION PLAN - OVERALL
<

SCALE:1"=20'

NORTH

S

SYmMBOL MANUFACTURER/MODEL/DESCRIPTION

24 @@ @  RANBIRD 1806-PRS 12 SERIES PR
QT TURF SPRAY 4.0" POP-UP SPRINKLER WITH CO-MOLDED
WIPER SEAL. 1/2* NPT FEMALE THREADED INLET.
PRESSURE REGULATING.

HUNTER PROS-06 5 STRIP SPRAY
5 LIS RGS CS S5 SHRUB SPRAY, 60" POP-UP. CO-MOLDED WIPER SEAL
WITH UV RESISTANT MATERIAL.

® ® ® ® ® ® @HUNTER PROS-06 ADJ
SHRUB SPRAY, 60" POP-UP. CO-MOLDED WIPER SEAL
WITH UV RESISTANT MATERIAL

SvmpoL ANUFACTURERMODEL/IDESCRIPTION
v RAIN BIRD 3504-PC
TURF ROTOR, 4.0" POP-UP. ADJUSTABLE AND FULL
CIRCLE
svmBoL MANUFACTURER/MODELIDESCRIPTION

AREA TO RECEIVE DRIPLINE

RAIN BIRD XFCV-09-18

XFCV ON-SURFACE LANDSCAPE DRIPLINE WITH A
HEAVY-DUTY 3.5 PSI CHECK VALVE. 0.9 GPH EMITTERS AT
18" 0.C. DRIPLINE LATERALS SPACED AT 18" APART, WITH

EMITTERS OFFSET FOR TRIANGULAR PATTERN. GREAT
FOR ELEVATION CHANGE. SPECIFY XF INSERT FITTINGS.

SYmBOL MANUFACTURER/MODEL/DESCRIPTION

S RAIN BIRD PEB-PRS-D
47, 1-1/2", 2" PLASTIC INDUSTRIAL VALVES. LOW FLOW.
OPERATING CAPABILITY, GLOBE CONFIGURATION. WITH
PRESSURE REGULATOR MODULE

(2] WEATHERMATIC 8200CR-XPR
BRASS REMOTE CONTROL VALVE WITH PRESSURE
REGULATOR

RAIN BIRD ESPSLXME WITH (02) ESPLXMSM 12
32 STATION COMMERCIAL CONTROLLER. MOUNTED ON A
PLASTIC WALL MOUNT.

™M WATER METER 1-1/2"
EXISTING 15" WATER METER

IRRIGATION LATERAL LINE: CPVC SCHEDULE 40

= = = —— IRRIGATION MAINLINE: CPVC SCHEDULE 40

ST PIPE SLEEVE: CPVC SCHEDULE 40
SLEEVE SHALL BE TWO TIMES THE SIZE OF THE PIPE
GOING THROUGH IT.
Vawe Callout
Valve, Number
# e————vawo Flow

AT

ary PsI
30

20 30

" 30

ary PSI  GPM  RADIUS

7 35 358 33

ary

14278 LF

ary

13

2

1

4559LF

9744 LF.

7850 LF.

DETALL

1L-501

1L-501

11L-501

DETALL

41501

DETAIL

41502

DETALL

20502

20502

6IL-501

8IL-501

T 2858274087 F 283,021,439 WWLECROESINCOM
2108 PACFIC NENEE, SUTE 300, TACONA, VA 98402

B

STATE OF
WASHINGTON
REGISTERED

LANDSCAPE  ARCHITECT

TON MeNAMARA

LIGENSE NO. 905
EXPIRES ON 05,23/2018

n
w
=
[e]
T
z
=
O
'_
p
(e}
a
w
2>
>
w
-
—
i
f

13133 NE BELLEVUE-RED ROAD
BELLEUVE, WASHINGTON 98006

IRRIGATION
PLAN - OVERALL

BCRA B

L-400

DESIGN REVIEW



o

By:

Fllenarne: 17127.00.01 LS00 DETALS.dwg

Nov 05, 2018 - 1:52pm

Date Plotted:

VAVAVAY
AVAYAYA

DISTANCE (X) AS SPECIFIED IN THE PLANT SCHEDULE.

PLANT SPACING
- 326300.03

NOMINAL 2" x 4

\ROUND TREE
TREE TRUNK
FENCE TODRIPLINE—— o

TREE DRIP LINE ——.

PLAN

CONSTRUCTION
FENCE
1 [=——METAL T POST

8 0.C. DRIVE
(MIN 24) FIRMLY
INTO SUBGRADE

NOMINAL 254"

CONTINUOUS
AROUND TREE TRUNK

PULLED TIGHT
TO SECURE AND
MINIMIZE BOWING

O EXISTING TREE PROTECTION

=100 3203439099

PLANT SO THAT TOP OF ROOTBALL IS
LEVEL W FINISH GRADE.

PLACE FERTILIZER PRIOR TO MULCH
APPLICATION. FEATHER MULCH TO BASE
‘OF SHRUB BRANCHES. FORM W/ 3" CONT. RIM

MULCH
WATER AND TAMP POCKETS TO REMOVE AR
FILL PLANT PIT WITH 2/3 OF NATURAL

SOIL (EXCAVATED MATERIAL) WITH 113 OF
ORGANIC MATTER.

REMOVE ALL CONTAINER MATERIAL.
PLACE OVER UNDISTURBED SOIL.

VARIES, L SUBGRADE.
ROOTBALL +12*

3203331301

1 DONOT GUT LEADER. PRUNE ALL DAMAGED OR DEAD WOOD AFTER PLANTING, STAKING
AND MULCHI

2. KECP CRONN SHAPE TYPICAL OF SPECIES

3. REMOVE ALL PLANTING LABELS AFTER FINAL ACCEPTANCE BY LANDSCAPE ARCHITECT.

312 GAUGE GALV. (DOUBLE STRAND
TWISTED) GUY WIRES AT 3-0" ABOVE GRADE.
WITH 12" DIA, WHITE PVG PIPE 36" LENGTH ON
EACH WIRE.

ATTACH GUY WIRE TO 2" CANVAS STRAP OR
APPROVED EQUIV. THROUGH GROMMETS.

PLANT TREE 3" ABOVE NURSERY GRADE. SET
TRUNK PLUMB.

APPLY MULGH WITH A 3 DIA MULCH RING
(TYP) KEEP MULCH FROM CONTACTING
TRUNK OF TREE.

INSTALL A 2°3" HT. WATER RING AT TIME OF

PLANTING.
METAL STAKES, 3 PER TREE ALIGNED
EQUALLY AROUND TREE BURY ANCHOR 1"

DERGROUND. USE 'DUCK BILL' EARTH
ANRHOR SR APEROVED AL

CUT AND REMOVE ALL TWINE WRAPPING AND
BURLAP FROM TOP HALF OF BALL.

FULLY REMOVE AL TWINEMWIRE BASKET
FROM ROOTBALL.

FILL PLANT PIT WITH 2/3 OF NATURAL SOIL
(EXCAVATED MATERIAL) WITH 13 OF
ORGANIC MATTER.

—————— SUBGRADE
2XBALL DIA, ——

EVERGREEN TREE PLANTING

1

o 3203434395

TURF

FINISH GRADE VARIES,
SEE GRADING PLAN.

PLANT SO THAT TOP OF CONTAINER ROOTBALL.
1S LEVEL W/ FINISHED GRADE.

PLACE FERTILIZER PRIOR TO MULCH APPLICATION.

FEATHER MULCH TO STEM,

FORM SAUCER Wi 5" CONTINUOUS M, PLANT
TOP OF ROOT BALL IS LEVEL W/ THE.

ENEHED GRADE.

MuLCH

WATER & TAMP POCKETS TO REMOVE AIR.

SCARIFY TO 5" DEPTH

L FULLYREMOVE AL TWINE | WIRE BASKET.
BURLAP FROM ROOT BALL.

GROUNDCOVER PLANTING

32031301

NOTE
DO NOT CUT LEADER. PRUNE ALL DAMAGED OR DEAD W/OOD AFTER PLANTING, STAKING AND
MULCHING.

2. KEEP CROWN SHAPE TYPICAL OF SPECIES.
3. REMOVE ALL PLANTING LASELS AFTER FINAL ACCEPTANCE BY LANDSCAPE ARCHITECT.
GUY Wi
CANVAS STRAP OR APPROVED
EQUIV. THROUGH GROMMETS

(2) 12 GAUGE GALV. GUY WIRES

PLAN W/1/2" DIA. X 18 P.V.C. PIPE ON

S (3) X" STAKE, DRIVE (MIN
24 FIRMLY INTO SUBGRADE
PRIOR TO BACKFILLING.

<

PLANT SO THAT TOP OF ROOT
77‘ BALL IS 2" ABOVE FINISHED

‘GRADE. TAPER MULCH DOWN

TO TOP OF ROOT BALL, KEEP.
MULCH FROM CONTACTING TRUNK
OF TREE.
PLACE FERTILIZER PRIOR TO
MULCH APPLICATION. FEATHER
MULCH TO TREE TRUNK.

FULLY REMOVE ALL TWINE / WIRE
BASKET / BURLAP FROM ROOT BALL.

/ATER AND TAMP POCKETS TO
REMOVE AIR

GRADE
TAMPED SOIL SUPPORT.

329343.43-99

10" 329333.83-01
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ANSHED GRAE.

Sl IE

TURF POP UP HEAD.

1/2° MARLEX STREET ELLS

MINIMUM BELOW GRADE

SCHEDULE 80 PVC
NIFPLE, SET
45 DEGREE ANGLE.

LATERAL LINE AND PVC TEE,

TURF / SHRUB SPRAY/ ROTOR MARLEX ASSEMBLY

0,

=10 3284031301

10° DIAETER VALVE BOX_HEAT BRAND
'QCON LID WITH 2" HIGH CHARACTERS,

SET BOX 3" ABOVE GRADE IN SHRUS BED

SET BOX FLUSH TO GRADE IN TURF
QUICK COUPLER, AS SPECIFIED

BRASS NIPPLE AND ELL SAVE SIZE

AS QUICK COUPLER INLET S1ZE

FOUR (4) SUPPORT BRICKS AT EACH CORNER
GALV. HOSE CLAMP, AS REQ., 4 MINIMUM

METAL ‘TEE' STAKE, LENGTH AS REQ.

PVC MALE ADAPTER
MAINLINE

QUICK COUPLING VALVE IN BOX

45 DEG. ELBOW. TEE

=100 328406.43.06

POURED IN-PLACE
CONCRETE, 120188,
MINIMUM, TYP.

90 DEG. ELBOW.

PLAN VIEW

l— FINISHED GRADE

1)
END OF LINE. CAPPED LINE.
SECTION VIEW
THRUST BLOCKING
=100 5284097601

©

10" DIAMETER ROUND VALVE
BOX, SEE SPECIFICATIONS
SETBOX FLUSH TO GRADE
ATLAWN

AT

SET 80X 2" ABOVE GRADE
f SHRUBS,

QUARTER TURN BRASS
HANDLE, TYP.

FOUR COMMON
BRICK SUPPORTS
10" DIA PVC PIPE
EXTENSION, LENGTH
AS REQUIRED.

PVC MAIN LINE.

18" BELOW GRADE

SLIPITHREAD COUPLING,
'SCHEDULE 80, TYP.
&' SCHEDULE 80
THREADED NIPPLE.
ISOLATION VALVE AS
SPECIFIED.,

BRASS ISOLATION VALVE

112

o 328408.33-01

120 VAC TERMINAL BOX

OPTIONAL RADIO
REMOTE STICK ANTENNA

1-1/2" -2 CONDUIT FOR
CONTROL WIRES

SET CONTROLLER 60"
ABOVE FINISHED
FLOOR ELEV. UNLESS
OTHERWISE NOTED.

BOX INSTALLED WITH
TRANSIENT
PROTECTION BOARD

PVC CONDUIT FOR FIELD
WIRING

#6 SOLID COPPER WIRE
TO GROUND ROD.

58" X8 ROD

FINISHED FLOOR ELEVATION,
SEE ARCH.

WALL MOUNT CONTROLLER

o

3284091312

VALVE BOX LID, HEAT
BRAND WS" ON LID
WITH 2" HIGH
LETTERS.

STANDARD VALVE
BOX, SEE SPECS.

SETBOX 3 ABOVE
GRADE IN SHRUB BED.
SET BOX FLUSH TO
‘GRADE IN TURF AREAS
SPARE WIRES THAT
ARE TO TERMINATE AT
THIS BOX: COIL 30"
LENGTH AND D.TAG
LOOP, BUNDLE AND
LABEL SPARE WIRES
THAT ARE TO
CONTINUE, AS OCCURS.

—
[R5

WIRES TO CONTROLLER

INTERVALS

(4) SUPPORT
BRICKS ONE AT
EACH CORNER

WIRE BUNDLE JUNCTION BOX

0

=10 3284097901

10" DIAMETER VALVE BOX.
HEAD BRAND "QCV" ON LID
WITH 2" HIGH CHARAGTERS.

FLUSH IN LAWN AREAS.
2"IN'SHRUB AREAS

L

f

QUICK COUPLING VALVE
AS SPECIFIED.

GALVE. NIPPLE, LENGTH AS REQ.

TWO STAINLESS
STEEL CLAMPS.
3'PVC SCHEDULE 80 NIPPLE,
12" PVC SCHEDULE 80 NIPPLE.
PVC SCHEDULE 80 NIPPLE.

THREE PVC SCH 80 ELLS.

112" X 36" GALV STEEL PIPE.

QUICK COUPLING VALVE IN BOX

TURE

12" MINIMUM BELOW GRADE

MARLEX STREET ELLS,
INLET SIZE DIAVETER

NIPPLE AS REQUIRED,
SET AS 45 DEGREE ANGLE

112" 10 328406.43-02

T~ LOCKING CAGE

CONC. SLAB ON GRADE
TIE- SCH. 40 SLEEVE, AS REQ
FE=fH~ PVC COUPLER AND

[ SCHEDULE 80 TOE NIPPLE
o] TYPICALEA SIDE

m

MAIN LINE, SIZE AS PER PLANS

GALVANIZED ELL AND NIPPLE,
TYPICAL EA. SIDE

CONCRETE THRUST BLOCKS,
90 LBS. OF CONCRETE EACH

328403.16-01

O TURF ROTOR MARLEX ASSEMBLY
T

4" MIN. CLEARANCE
BETWEEN SLEEVES

PAVING
TRENCH

VARIES 4

SLEEVES

‘SURFAGE VARIES, SEE PLANS
e

PVC CAP, TYP.
= PVCLOCATORPIPE
FINISHED GRADE

24" MIN. },

NOTCH CURBWALK WITH '
AT ALL SLEEVE LOCATIONS

18"24" MAX

IRRIGATION SLEEVE, TYP.

i) \\\7\\\7\\\7\\\7\\\7\\\7\\\7\”7,

NOTES:
1. ALL JOINTS TO BE SOLVENT WELDED AND WATERTIGHT.
2. MECHANICALLY TAMP TO 95% PROCTOR.

-

328409.46.05

O DOUBLE CHECK VALVE BACKFLOW DEVICE
o

NOTE
HEAT BRAND 'ZC' ON LID WITH 2* HIGH CHARACTERS.

MULCH AS SPECIFIED
TEE
34" FTP x112" DRIP

A
Jire
oRiP B AS SPECIED
£ E——.
R eI
e Ik
El =TT
H |
R [E—
==
NI=T st
X e
llﬁgﬁ[ I} INTO BOX.
T=T=T
[ == e wme
SIS

L NIFPLE SZEANDLENGTH

3" = 10" 3284097607

O IRRIGATION: SLEEVING

NOTE
HEAT BRAND FV" ON LID WITH 2" HIGH CHARACTERS.

10" DIAMETER VALVE BOX.

COIL 24" TO 30" OF DRIP TUBING IN THE BOX,
DRIP TUBING TO 3/4" FPT ADAPTER.

314" PVC BALL VALVE WITH SHORT NIPPLE.

SET VALVE BOX 3°
ABOVE FINISHED
‘GRADE OF SHRUB

DRIP TUBING AS SPECIFIED.

34" WASHED RIVER GRAVEL. THE BOX
SHALL REST UPON THE ROCK BED. DO
NOT EXTEND GRAVEL INTO BOX.

112 =10 3284134603

AS REGUIRED.
@ DRIPLINE ZONE CONTROL

0 328413.40.03

@ DRIP FLUSH VALVE
-

T 2858274087 F 283,021,439 WWLECROESINCOM
2108 PACFIC NENEE, SUTE 300, TACONA, VA 98402
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—  FDRPBOX

AR RELIEF VALVE, AS SPECIFIED

1" FPTXMPT ELL
34X 1" MPT ADAPTER
34" FPT x 112" DRIP TUBING ADAPTER

20'%14° JUMBO PLASTIC
VALVE BOX.

PVC TRUE UNION BALL
VALVE.

CONTROLLER WIRE WITH 30
INCH LINEAR LENGTH OF COIL,
WITH PLASTIC LD TAG AND

WATERPROOF CONNECTORS.

b
]

ROV AS SPECIFIED,
BASKET FILTER AS SPECIFIED.
PRESSURE REGULATOR AS
SPECIFIED.

B PUC UNION W/ SHORT

H

] ||

NOTE
HEAT BRAND VALVE

LD WiTH 2"

OUTLET PIPE, SAME SIZE AS VALVE FOR 24" MIN.

JUMBO VALVE BOX SEE SPECS,
WATER PROOF WIRE CONNECTIONS ON

18" LOOPED WIRES

VALVEASSPEC.

SETVALVE 2.3" BELOW TOP OF BOX

— TRUEUNIONBALLVALVE

SET BOX FLUSH TO GRADE AT TURF

SET BOX 3" ABOVE GRADE AT SHRUBS

T 2858274087 F 283,021,439 WWLECROESINCOM
2108 PACFIC NENEE, SUTE 300, TACONA, VA 98402

7]

9]

o

o

N T MULCH, AS SPECIFIED ] TS PVC 90 ELBOW
o
[ « SUPPORT BRICK AT EACH CORNER

o
DRIPLINE OR 112 DRIP TUBING T

T

@ J & SCHEDULE f0RISER
EXISTING SOIL SCH. 80 RISER OUTLET PIPE SAME SIZE a .
AS VALVE, 24" MIN MAINLINE WITH PVC TEE WABINGTON
DRIP TUBING COUPLING LENGTH TO FIRST FITTING. REGISTERED
WASHED RIVER GRAVEL LANDSCAPE ARCHITECT
34" WASHED RIVER GRAVEL, THE 45" DOWN AS REQ. TO
BOX SHALL REST UPON THE ROCK LATERAL PIPE DEPTH.
BED, DO NOT EXTEND GRAVEL ST TEE W) 2° NIPPLE AT TWO 6X2X16 CONCRETE BLOCK CAPS, ONE EXISTING SOIL ToN WiNAVARA
INTO THE BOX. MAINGNE ‘ON EAGH SIDE OF THE BOX.
SCH. 40 SLIP FIX FITTING, SIZE PER VALVE LIGENSE NO. 903
5, WIRE CLOTH GOPHER 45 DOWN TO LATERAL PIPE AS REQ. EXFIRES ON 06/28/2018
SCREEN, WRAP UP SIDES.

LATERAL LINE, SIZE AS PER PLAN
NOTE: HEAT BRAND 'AR' ON LID WITH 2° HIGH CHARACTERS

DRIP VALVE W/ BASKET FILTER

112

112 =107

328413.53.03

o 3284137626

O DRIP AIR RELIEF VALVE IN BOX

328406.13.05

47GPM  8sPs|

—— PVC TEE. ~ ~ —
| — X \TE T — —
i i MAXIMUM LATERAL LENGTH (FEET) PVC MANIFOLD LINE. \ —_—
VG MAINLINE. i [ EMITTER FLOW RATE GPH
Ty rersosere o | | | e | EIONG] W seACTS T ZrseRoRG @
Coesson covren | | I i —
DRPVALYE FLTER ! I I o | o s | 2w /) -
A st G LATERAL I I B | s e | s an | s s | covemessowaomeTeR P \
TYPICAL OFFSET PIPE I I I 30 307 236 43 333 550 422 RAIN BIRD 600-CF-1. \
 FRon 40 350 268 495 380 627 171 USE AN ABS TO PVC BONDING SOLVENT LANDSCAPE \
HARDSCAPE, 4 50 125 9% 175 135 218 171 FOR GLUING ADAPTER TO PVC TEE. DRIPLINE TUBING, A\
@ | e | s | swom \
%" POLYETHYLENE OR Il WATER SOURCE: DRIP VALVE OR \\\
% oLy | i UireRAL PROMVALVE. \
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BELLEVUE DOL TOWNHOMES

DESIGN REVIEW SUBMITTAL

BELLEVUE, WA
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10800 NE Bih Stroet #1120
Beflwain, Wa 85008
425,453,5388

Introduction

Ballavue DOL Townhomes is 8 communiy of 31 homas locatad in the revitalizing Bel-Red
District, This project will provide a distinguished street scene with front doors, living spaces,
and public trails along bath 132 Ave NE and Bel Red Road, serving as a calalyst as s Dis-
trict transitions into a dynamic destination within the City.

Existing Conditions

This 1,64 acre site ls currently occupied by the Bellevue Driver Licansing Office. A two-story
office building i= adjacent 1o the site on the wast in the BR-ORT district. Various commarcial
usis are located to the north of the sile across Bel-Red Road in the BR-CR district, and a
twio-story office is 10 the east on the other side of 132 Ave NE in BR-ORT. The south site of
the project s abutted by & single family homa within the R-3.5 zone, No known critical areas
axist within the site.

Site Plan

The project falls within the Bel-Red Office, Residential, Transition Design District (BR-ORT)
which allows multifamily residential as a permitted use. Eight townhome buildings with a to-
tal of 31 homes are planned within the 20 fool front yard sathacks along Bel-Red Road and
132 Ava NE. the 20 foot side yard setback aslong the east boundary, and the 30 foot rear
yard sothack along the south. Each townhome building is soparated by at least 20 foot, 1o
honar the transstion edge development standard as this site borders a resldential zone.

& total of 49,034 square feet of gross floor area minus garages is planned for the
This totad is wethin the 53,632 square feet pormitted for this site al the 0.75 mawmum Roor
area ratio. This project also meets the maxirum impervious surface and lof coverage requin
ments as shown in this package. Each home has two parking spaces within a garage, which
i the masimaum allowed per the BR-ORT Districl. Guest spaces are not required in this zons,
however four spaces have been provided on the sits.

Architecturs

BELLEVUE DOL TOWNHOMES

FROJECT

Conemporany architectural forms and materials have been designed for this sfe to provide a R
stately presence along the project frontage, The proposed materiats, finishes, and color de- Parspoctive and Project
taits ane spacified within this document. The building facades incorporate techniques such as Summary

stepbacks, offsets, and material changes to break up the massing of the stinuclures and cre-

ate an inleresting, varying elevation. The buiking height proposed for the project is about 37
feet. which i below the 45 foot maximum aSowed

Landscape

A higrarchal layerng of shrubs and trees has besn designed for the project 1o soften building
edgas, provide buffering and screening. and define walkways and entres. Multifamily play

areas are designed within the site to provide opan space and gathering areas for residents.
This progect provices 2 201 square feel of play area which is above ihe 1,850 square foot

requiremnant for 31 homes as shown in the landscaps section of this package. Four bicycie

parking spaces are provided as part of the landscape plan to meet the reguiremant of 3,1 A ‘I
spaces, .

The perimeter of the site contains many existing trees, the majority of which have been pre-

servad as part of this site plan, and will help maintain the existing landscape buffer surmound- CIESHGN FEVEW

ing the progect. A tolal of 53% of the existing 73 trees are to be relained, which exceeds the
30% requirement,
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